
December 20, 2023 

VIA E-FILING AND EMAIL 
Ms. Daniel Gosselin  Mr. Alan Tabachnick   
Director Federal Preservation Officer 
Office of Environmental Analysis Office of Environmental Analysis 
Surface Transportation Board Surface Transportation Board 
395 E St. SW  395 E St. SW 
Washington, D.C. 20423  Washington, D.C. 20423 

Re: AB 167 (Sub-No. 1189X) et al. 

Dear Ms. Gosselin and Mr. Tabachnick: 

The LLCs and the Albanese Organization, Inc. (“LLCs/Albanese”) hereby seek leave 
as necessary to respond to the improper and out of time (by two days) surreply (“Montange 
Surreply”1 or “Surreply”) filed by the City of Jersey City, the Embankment Preservation 
Coalition, and the Rails to Trails Conservancy (collectively “City Parties”) on December 14, 
2023.2  The clear purpose of the repetitive and meandering Montange Surreply is to continue 
to mislead the Consulting Parties by shamelessly repeating rejected claims while attempting 
to hide the enactment of comprehensive local protections that fully protect historic resources 

1 The City Parties refer to the LLCs/Albanese reply of November 22, 2023 as the 
“Pfohl Letter.”  While it is unorthodox and confusing to refer to a party’s filing by its 
lawyer’s name (a non-party), for the sake of consistency, in this instance the Surreply is 
referred to as the “Montange Surreply.” 

2 The Surreply directly contravenes the Board’s rules prohibiting a reply to a reply, 
and thus OEA should not consider it.  See 49 C.F.R. § 1104.13(c) (“A reply to a reply is not 
permitted.”).  Also, even properly filed replies are required within 20 days, or in 
this case, by the December 12, 2023 deadline (49 C.F.R. § 1104.6), and any requests for 
extensions by parties must be made not less than 10 days before the due date on a showing of 
“good cause,” (id. at § 1104.7(b)), but no such extension request was made here.  Counsel’s 
attempt to avoid required deadlines by criticizing LLCs/Albanese for not having served him 
with a copy of their reply is baseless and contrived.  As a long-standing practitioner, counsel 
fully knows that the Board’s service requirements at 49 C.F.R. § 1104.12 do not apply to 
environmental filings made with OEA, nor has counsel included a certificate of service or 
served all parties of record with his client’s prior environmental filings in this proceeding.  
Nevertheless, a courtesy copy of this response is being forwarded to counsel for the City 
Parties and other consulting parties.   
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in order to impede OEA’s attempts to do its job and complete the Section 106 review as 
required by governing law and regulations.  
 
 First, and most importantly, while the Montange Surreply professes to be responding 
to “misleading and inaccurate claims” made by LLCs/Albanese, virtually nowhere in the 
eight-page Surreply do the City Parties take issue with any of the specific Section 106 points 
addressed by LLCs/Albanese in reply to the SHPO.  These include the following: 
 

• The SHPO has failed to abide by both NHPA (36 C.F.R. § 800.3(c)(4)) and STB 
rules and OEA’s clear guidance requiring the timely submission of comments, 
much of its comments are tardy by over three years, and the repeated violations 
are responsible for needlessly delaying the Section 106 review. 
 

• The Revised Draft MOA already sufficiently addresses the “new” questions 
raised, including the Board’s inability to impose involuntary mitigation (which the 
SHPO had previously acknowledged).  Notions of fair play and the need for 
administrative finality oblige OEA to refrain from reengaging in instances such as 
this when a party asks new questions, proffers new theories, or otherwise 
“changes its mind at a late stage in the process.” Connecticut Trust for Historic 
Preservation v. ICC, 841 F.2d 479, 484 (2d Cir. 1988). 
 

• Many of the same “new” questions raised were already addressed in the Board’s 
Decision on Section 110(k) where it found no “unlawful conduct” or violations 
under the National Historic Preservation Act requiring redress or penalties, no 
improper sale of property, and no harm to historic resources. 

 
• Requests for a public use condition under 49 C.F.R. § 1152.28 are outside the 

scope of the Section 106 review, and the Board has no authority to compel a 
railroad to sell property to any particular party at any particular price, transfer a 
railroad right of way to “public ownership,” or require that any such public use 
preserve historic resources. 
 

• Local protections are fully built into the local zoning and planning review process 
and are unaffected by STB abandonment approval.  Namely, the Sixth Street 
Redevelopment Plan passed by Jersey City’s Municipal Council (Ordinance 22-
090), (the “Redevelopment Plan” or “Plan”) provides for a “High Line” type park 
for Embankment Blocks 2 through 6, as well as a public trail right-of-way on 
Block 1.  As an added protection, the Redevelopment Plan is subject to a 
Settlement Agreement both of which expressly protect and preserve the 
Embankment structures while providing for the development of a park and open 
space and trail system for public use rooted in recreational programming.   
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This last point is a critical one.  The Redevelopment Plan is comprehensive and was 
brought about and adopted by the Jersey City Municipal Council after full public review and 
participation.  This included substantial public/community meetings attended by over 245 
people, including the Embankment Preservation Coalition, who fully supported the Plan.  
The Plan was first presented before and unanimously recommended by the Jersey City 
Historic Preservation Commission for consideration by the Jersey City Planning Board on 
October 3, 2023.  It was then presented before and unanimously recommended by the Jersey 
City Planning Board for adoption by the Municipal Council of Jersey City on October 3, 
2022.  It was next adopted unanimously on first reading of the City Council on October 26, 
2022.  Finally, it was adopted unanimously on second and final reading after hearing by the 
City Council on November 28, 2022.  The Plan’s adoption and approval was certified as 
signed by the City Clerk and the President of the City Council on November 28, 2022, and it 
was approved by the Mayor on November 29, 2022. 

 
All interested Jersey City elected officials, agencies, departments, and concerned 

citizens have collectively worked on and taken all necessary steps to preserve the Blocks 
through the passage and enactment of the Redevelopment Plan.  The goals of Section 106 are 
fully addressed and protected by this Redevelopment Plan.  The Plan is ignored in the 
Montange Surreply and largely ignored or misrepresented in the City Parties’ prior filings.   
 

Query why the City Parties continue to seek to hide the Redevelopment Plan from 
OEA, the SHPO, and the ACHP.  Is it that counsel does not trust his own client?  Do his 
clients do not trust one another?  Or more likely, is this simply a “hide the ball” litigation 
tactic by counsel seeking to obtain “more” from the STB for his clients than what they are 
entitled to as a matter of law under Section 106 and the STB’s and OEA’s governing laws 
and regulations?  Whatever the reason, to ensure that the record is complete, and that OEA, 
the SHPO, the ACHP, and other consulting parties are fully informed, a complete copy of the 
Redevelopment Plan, as adopted, is enclosed with this response. 
 

Second, instead of addressing the specific points raised by LLCs/Albanese, the 
Montange Surreply creates a straw man by alleging that the LLCs/Albanese’s gross tardiness 
objections “amount to a request that STB terminate consultation.”  To the contrary, 
LLCs/Albanese requested that “[t]he final MOA to be signed by NJ SHPO, ACHP, Conrail, 
and OEA should be completed as soon as possible, and by the end of this year, thereby 
completing the exhaustive and excessively delayed Section 106 review.”  While contending 
that “[t]he agency cannot walk away, based on some unilateral self-declared deadline,” the 
Montange Surreply does not dispute that the SHPO must abide by governing rules, and 
refrain from engaging in conduct that undermines the need for finality in the Section 106 
review as required under governing precedent.  Marsh v. Oregon Natural Resources Council, 
490 U.S. 360, 373-374 (1989).  

 
Again, LLCs/Albanese hope the SHPO will sign the final MOA in the same or 

substantially similar form as proposed.  If it is unwilling, or if it insists on inclusion of any 
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aspect of the City Parties’ MOA demands (discussed below), it should itself terminate further 
consultation and allow the MOA to be finalized without its signature, or in the alternative, 
the STB should terminate further consultation under 36 C.F.R. § 800.7(a), as the Montange 
Surreply candidly acknowledges is appropriate.  The LLCs/Albanese merely ask that the 
SHPO comply with applicable law and regulations. 

 
Third, while at the same time seeking a never ending Section 106 review process,  

“and in fact, a complete reframing of the draft MOA” that OEA has been working on for over 
three years, the Montange Surreply demands, “at a minimum,” that the MOA:  (1) request 
STB abandonment disapproval, (2) require Conrail to take property back or require the STB 
to “invalidate[] the deeds,” (3) “impos[e]” a “public use condition,” and (4) authorize the 
City to attempt to take property under state law.  These demands are based on the well worn-
out repeated refrain that Conrail engaged in an “unlawful de facto abandonment” that should 
be punished, even though the Board’s 110(k) decision dismissed as “misplaced” such 
spurious allegation out of hand.  STB decision served Aug. 22, 2022, at n.31.   

 
The Montange Surreply’s MOA demands are absurd and a non-starter.  This blatant 

overreach is yet another unfounded attempt3 to appropriate property without just 
compensation in violation of the Fifth Amendment.  Seizing property by administrative fiat 
and denying regulatory relief would serve no legitimate purpose, and would only serve to 
further prevent the preservation of historic property and the productive use of property no 
longer necessary for rail service.  The requests are also far removed from Section 106 review 
process, grossly exceed the STB’s authority, and are an affront to the hard work the OEA has 
engaged in over the past eight years in its Section 106 review that fully complies with and 
vastly exceeds all applicable NHPA requirements.  The Board’s detailed, careful, and correct 
Section 110K findings eviscerated the “de facto abandonment” claim and the City Parties’ 
other dubious contentions of “anticipatory demolition,” there is no basis to allow such 
spurious claims to be resurrected merely because counsel has an incessant desire to repeat the 
same rejected claims some 15 times in his Surreply.   

 

 
3 The City Parties, though counsel, have engaged in other efforts to take the property 

through dubious means, including through repeated threats that they intend to file an Offer of 
Financial Assistance (“OFA”) by seeking to restart widescale commercial freight service 
across the Embankment through the Harsimus Cove residential neighborhood during 
nighttime hours when the hundreds of residents are sleeping.  This ongoing initiative, headed 
by one joint client (Jersey City), against the direct interests of another joint client 
(Embankment Preservation Coalition), is troubling.  “[A] practitioner represents conflicting 
interest, when on behalf of one client, it is his duty to contend for that which duty to another 
client requires him to oppose.”  49 C.F.R. § 1103.16(b).  Such joint representation raises 
serious, unaddressed concerns over a practitioner’s obligation to represent his client with 
“undivided fidelity.”  Id. at § 1103.16(c).  The concerns are heightened here where counsel 
has stated repeatedly that the City Parties collectively support the OFA remedy being sought. 
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Finally, the Montange Surreply allegation that Albanese has not negotiated in good 
faith has no basis in reality.  Albanese has spent over $2 million in fees for architects, 
engineers, attorneys, and other professionals to design different projects that the community 
has found acceptable and negotiated different settlement terms/agreements over many years.  
But who is at fault that the parties have not settled is not a matter for the STB to resolve.  
While LLCs/Albanese fully support and require a settlement and amended zoning to move 
forward with an important regional project that protects and preserves historic resources and 
development of open spaces for public use, it is clear that counsel for the City Parties seeks 
to “win” at any cost to “prove” Conrail wrong.  Counsel’s filings and actions – including his 
failed Section 110k motion, the improper appeal of the STB 110k decision and subsequent 
withdrawal – have delayed this matter and impeded settlement, not any actions of 
LLCs/Albanese. 
 

The Montange Surreply continues to blithely assert that “[t]he only thing currently 
protecting the Branch from destruction is STB’s continued jurisdiction.”  Mr. Montange 
knows this is not correct.  As addressed above and in the LLCs/Albanese reply, there are 
ample built in protections through the Jersey City enacted Redevelopment Plan, yet the City 
Parties have failed to disclose this information for self-serving reasons.    
 

As the LLCs/Albanese have stated numerous times, all the Redevelopment Plans 
(“RDPs”) that (i) have been drafted by the Jersey City Planning Board for Block 1 and (ii) 
passed by the City Council for Blocks 2 to 6, preserve the Embankment Blocks, only allow 
development on Block 1 and prescribe preserving most of the Block 1 stone blocks.  
Albanese and the LLCs cannot touch any of the Embankment Blocks without (i) a Settlement 
Agreement executed by the City and (ii) zoning (the passing of a RDP) approved by the City, 
both which the City (counsel’s own client) controls.  
 

Tellingly, neither the City Parties, the SHPO, nor any other party has contested the 
validity of or robustness of any these local protections, likely because they are self-created, 
self-enforceable, unanimously supported, and unassailable.     
 

While counsel’s continued “hide the ball” litigation tactics and lack of candor remain 
troubling,4 they are perhaps not surprising.  As referenced, counsel has a vested interest in 
downplaying these local protections and misleading the OEA and the consulting parties as a 
means of prolonging the Section 106 review and attempting to obtain unjust and unwarranted 
relief for his client.  This is similar to counsel’s aforementioned repeated threats in bad faith 
to file an OFA seeking to re-install commercial freight rail (that was abandoned in the 1990’s 
when heavy industry in the area was eliminated) back through the Harsimus Cove 
neighborhood, as some type of legal strategy/leverage, knowing that his clients and the entire 
community do not want this.   

 
4 E.g., Eastside Cmty. Rail, LLC – Acquisition & Operation Exemption – GNP Ry. 

Inc., FD 35692 et al. (STB served Dec. 22, 2020), at 4 (explaining that “an integral 
component of all of the Board’s processes is candor and full disclosure”). 
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To be clear, the LLCs/Albanese continue to work in good faith on Settlement.  Mr. 
Albanese has recently engaged with City Council Member James Solomon and City Council 
President Joyce Waterman to try to push the project and settlement forward, and submitted a 
new Deal Term Sheet to Mr. Solomon and the Embankment Coalition on December 13th and 
14th.  However, my clients are convinced that a final settlement will be difficult, if not 
impossible, to achieve until all of the self-serving confusion and uncertainty created by 
counsel’s litigation tactics are removed.  This will be accomplished through the completion 
of Section 106 review and the issuance of a final STB abandonment decision removing the 
common carrier rail line encumbrance on the property that is preventing any preservation and 
property enhancements that all parties desire. 

 
    *  *  * 

 
MOA, step four of a comprehensive and exhaustive four-step NHPA review process, 

is largely completed.  The continuing attempts in the Montange Surreply to restart that 
process, or to materially alter or revise the MOA, especially in a manner that goes well 
beyond the Board’s jurisdiction, is unfounded, unwarranted and disrespectful to an OEA 
review that has now spanned eight and a half years since being reopened.  That duration far 
surpasses the STB’s own rules, NHPA guidance, and Congressional and Administration 
directives for timely completion of the review.  Further administrative delay only serves to 
threaten a voluntary mitigation plan centered on Embankment preservation, open spaces, and 
a linear park and trail of unsurpassed excellence, and preservation that far exceeds the usual 
conditions for Section 106 NHPA mitigation and what is achievable under the STB’s limited 
jurisdiction. 
 

No further delays should be allowed.  The final MOA to be signed by the SHPO, 
Conrail, and OEA should be completed as soon as possible, thus completing the exhaustive 
Section 106 review.  If the MOA cannot be completed, the Section 106 process should be 
terminated in accordance with governing ACHP rules.  If the City Parties have continuing 
concerns, their right to appeal any aspects of the review is fully preserved. 
 
 We ask that this letter be included as part of the record and posted as environmental 
correspondence in this docket. 
 
     Sincerely, 
 
 
     Peter A. Pfohl 
     An Attorney for the LLCs/Albanese Organization, Inc. 
Enclosure 
cc:  Consulting Parties  
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Ordinance of the City of Jersey City, N.J. 

File No. 
Agenda No. 
Agenda No. 

Ord. 22-090 -  
3.1 (1st Reading) 
4.5 (2nd Reading and Final Passage) 

 
 
AN ORDINANCE OF THE MUNICIPAL COUNCIL OF THE CITY OF JERSEY CITY TO ADOPT 
THE SIXTH STREET EMBANKMENT REDEVELOPMENT PLAN. 

 
COUNCIL AS A WHOLE offered and moved adoption of the following ordinance:  
 
Whereas, the Sixth Street Embankment Redevelopment Plan (hereafter, the "Plan"),  
 
Whereas, the Plan area includes tax blocks 11304, 11204, 11211, 11210, 9906, 9804 lots 1-8 and block 10901 lot 120, 
referred to as Blocks 2 - 8, respectively, and; 
  
Whereas, the Plan is contingent upon the execution of a Settlement Agreement related to ongoing litigation under the 
resolution of which the blocks/lots identified above will be transferred in ownership to the City of Jersey City for use 
as open space; and 
  
Whereas, the Plan seeks to preserve the existing elevated stone embankment structures on blocks 2-6 and the 
remaining embankment stanchions on blocks 7 and 8; and 
  
Whereas, the Plan seeks to re-establish the Harsimus Branch Right-of-way Corridor for the purposes of a 
continuous public walkway and bikeway; and 
  
Whereas, the Plan seeks to implement said public walkway and bikeway in such a manner that can accommodate the 
integration of a future light rail or trolley system for passenger transit; and 
  
Whereas, the Plan outlines the intent of the future walkway and bikeway as a public trail. open space and ecological 
corridor that acknowledges and celebrates the naturally seeded forest that has established atop the embankment 
structures over several decades; and 
  
Whereas, the Plan envisions both at-grade and elevated open space programming on Blocks 7 and 8 where currently 
no elevated structure exist; and 
  
Whereas, the Plan contemplates permitted principal and accessory uses associated with open space and trail systems 
and related supporting infrastructure; and 
  
Whereas, the Plan contemplates historic preservation requirements and guidelines related to the historic embankment 
structures on blocks 2-6 and the embankment stanchions on blocks 7 and 8; and 
  
Whereas, the Plan contemplates one (1) mixed-use/residential development project on Block 7 of the Plan Area at a 
maximum of six (6) stories; and 
  
Whereas, the development project on Block 7 of the Plan Area shall be subject to the requirements of the Jersey City 
Inclusionary Zoning Ordinance; and 
  
Whereas, City Planning held two (2) virtual public meetings regarding the proposed Plan in May of 2022 and 
September of 2022 with a combined attendance of over 245 attendees; and 
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Ord. 22-090 -  
 
An Ordinance of the Municipal Council of the City of Jersey City to adopt the Sixth Street Embankment 
Redevelopment Plan. 
 
Whereas, the Plan was presented before and unanimously recommended by the Jersey City Historic 
Preservation Commission for consideration by the Jersey City Planning Board at the regularly scheduled 
October 03, 2022 HPC hearing; and 
  
Whereas, the amendment was presented before and unanimously recommended by the Jersey City Planning Board for 
adoption by the Municipal Council of Jersey City at the regularly scheduled October 11, 2022 Planning Board hearing. 
  
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF JERSEY CITY AS 
FOLLOWS: 
The proposed Sixth Street Redevelopment Plan, attached hereto, as recommended by the Jersey City Planning 
Board in October 2022, be, and hereby is, adopted. 
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Ord. 22-090 -  
 
An Ordinance of the Municipal Council of the City of Jersey City to adopt the Sixth Street Embankment 
Redevelopment Plan. 
 
 
RECORD OF COUNCIL VOTE ON INTRODUCTION – Oct 26 2022 
 RIDLEY  AYE  SALEH  AYE  DEGISE  AYE  
 PRINZ-AREY  AYE  SOLOMON  AYE  RIVERA  AYE 8-0 
 BOGGIANO  AYE  GILMORE  AYE  WATTERMAN, 

PRES 
 ABSENT  

 
RECORD OF COUNCIL VOTE TO CLOSE PUBLIC HEARING  – Nov 9 2022 
 RIDLEY  AYE  SALEH  AYE  DEGISE  AYE  
 PRINZ-AREY  AYE  SOLOMON  AYE  RIVERA  ABSENT 8-0 
 BOGGIANO  AYE  GILMORE  AYE  WATTERMAN, 

PRES. 
 AYE  

 
TABLED: 
Councilperson Saleh, seconded by Councilperson Ridley 
 
RECORD OF COUNCIL VOTE ON AMENDMENTS, IF ANY – Nov 28 2022 
 RIDLEY  AYE  SALEH  AYE  DEGISE  AYE  
 PRINZ-AREY  AYE  SOLOMON  AYE  RIVERA  AYE 9-0 
 BOGGIANO  AYE  GILMORE  AYE  WATTERMAN, 

PRES. 
 AYE  

 
RECORD OF FINAL COUNCIL VOTE – Nov 28 2022 
 RIDLEY  AYE  SALEH  AYE  DEGISE  AYE  
 PRINZ-AREY  AYE  SOLOMON  AYE  RIVERA  AYE 9-0 
 BOGGIANO  AYE  GILMORE  AYE  WATTERMAN, 

PRES. 
 AYE  

 
Adopted on first reading of the Council of Jersey City, N.J. on Oct 26 2022 
Adopted on second and final reading after hearing on Nov 28 2022 
 

This is to certify that the foregoing Ordinance was adopted 
by the Municipal Council at its meeting on Nov 28 2022 
 
 

  

 
City Clerk 

 

 

 
Joyce E. Watterman, President of Council 

Approved: Nov 28 2022 
 
Amendment(s):    
Motion to remove ordinance 22-090 from the 
tabled agenda made by Councilperson Rivera, 
seconded by Councilperson Prinz-Arey 
  
Amendment to the Plan on page 3 Editor's Note: 
The provisions of this Sixth Street Embankment 
Redevelopment Plan will not take effect unless (a) a 
settlement agreement that includes the City of Jersey 
City, the owners of blocks 11602, 11304, 11204, 11211, 
11210, 9906, 9804, and 10901, the Pennsylvania 
Railroad Harsimus Stem Embankment Preservation 
Coalition and Rails to Trails Conservancy is executed 
and implemented, (b) closing pursuant to that 
settlement agreement has occurred and (c) the City 
obtains title to the land to be transferred to the City as 
described in that settlement agreement. In the event 
that this Redevelopment Plan does not take effect, the 

 

 
Steven M. Fulop, Mayor 
Date to Mayor: Nov 29 2022 
Approved: Nov 29 2022 
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Ord. 22-090 -  
 
An Ordinance of the Municipal Council of the City of Jersey City to adopt the Sixth Street Embankment 
Redevelopment Plan. 
 

zoning for the Redevelopment Area shall be governed 
by the zoning and design standards of the Jersey City 
land development ordinance in effect as of the 
enactment of this Plan.” 
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Ord. 22-090 -  
 
An Ordinance of the Municipal Council of the City of Jersey City to adopt the Sixth Street Embankment 
Redevelopment Plan. 
 
FACT SHEET - 
This summary sheet is to be attached to the front of any ordinance that is submitted for Council consideration. 
Incomplete or vague fact sheets will be returned with the ordinance. 
 
Project Manager 
Mallory Clark, Senior Planner 551-256-2570 mclark@jcnj.org  
Department  Department of Housing, Economic Development, and Commerce 
Division  Division of Planning 

 
Note: Project Manager must be available by phone during agenda meeting (Wednesday prior to council meeting @ 
1:00 p.m.)  
 
Meeting Regular Meeting of Municipal Council - Nov 28 2022 

 
Purpose 
creation and adoption of the Sixth Street Embankment Redevelopment Plan for the creation of an open space and 
trail system including a continuous public walkway and bikeway from blocks 2-8 and a mixed-use/residential 
project on a portion of Block 7 

 
Cost (Identify all sources and amounts)  Contract term (include all)  

None  0 
 
Type of award:  0 

 
ATTACHMENTS: 
221013_SixthStreetEmbankmentRDP 
221007_Embnk RDP_PB Presentation 
221122_ORD 22-090 SixthStreetEmbankmentRDP_FloorAmendment 

 
Approved by Status: 
Tanya Marione, Director of Planning Approved - Oct 17 2022 
Annisia Cialone, HEDC Director Approved - Oct 17 2022 
John McKinney, Attorney Approved - Oct 17 2022 
John Metro, Business Administrator Approved - Oct 19 2022 

 

Page 5 of 104



SIXTH STREET EMBANKMENT 
REDEVELOPMENT PLAN 
ADOPTED: XXX, 2022 

City Hall Annex 
1 Jackson Square, 2nd Floor 

Jersey City NJ 07305 
201-547-5010

jerseycitynj.gov/planning 

FOR CITY COUNCIL ADOPTION
PREPARED FOR: CITY OF JEREY CITY MUNICIPAL COUNCIL 
DATE: 10.13.2022 

Page 6 of 104



2 

TABLE OF CONTENTS: 
 

I. Introduction 
II. Plan Boundaries 
III. Redevelopment Plan Objectives 
IV. Proposed Redevelopment Actions 
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VI. General Regulations and Requirements  

A. Signage Requirements 
B. Utility and Infrastructure Requirements 

VII. Specific Land Use and Bulk Regulations 
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a. General Requirements 
b. Blocks 2-6 
c. Blocks 7 + 8 

2. Land Use Requirements 
3. Design Requirements + Guidelines 

B. Zone 2: Mixed-Use Mid-Rise District 
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a. Building design Requirements 
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d. Parking and Loading Requirements 

VIII. Other Provisions for State and Local Requirements 
IX. Procedure for Amending the Plan 
X. Appendix I: MAPS 
XI. Appendix II: EXHIBITS 
XII. Appendix III: Jersey City Ecological Corridor Report 

(as provided by the Embankment Preservation Coalition) 
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I.  INTRODUCTION 

EDITOR’S NOTE: 
 
The Embankment has been the subject of extensive and protracted litigation in both state and federal courts 
over a continuous period extending over 15 years, involving many parties, including the City of Jersey City, 
the Consolidated Rail Corporation, the owners of Blocks 11602, 11304, 11204, 11211, 11210, 9906, 9804, 
10901 and the Embankment Preservation Coalition, a community group in Jersey City, and the Rails-to-
Trails Conservancy.  The Redevelopment Plan Objectives and Proposed Redevelopment Actions defined 
herein within the Plan are only made possible by successfully settling the ongoing litigation amongst all the 
litigating and interested parties through a settlement agreement.  Such a settlement agreement would set 
forth a binding settlement of all legal matters relating to the abandonment of, and redevelopment/land use 
matters related to the Redevelopment Area (defined below).  A settlement agreement is specifically intended 
to govern (a) dismissal of pending litigation with prejudice between the parties, (b) release of claims by and 
among the parties, (c) transfer in fee of certain property to the City, and (d) procedures to be followed for 
implementation of residential development and community benefits including but not limited to the 
construction of a public park/trail, resulting in the resolution of most, if not all, of the disputes between and 
among the parties to such disputes. 
 
The provisions of this sixth street embankment redevelopment plan will not take effect unless the settlement 
involving conrail, the city of jersey city, the owners of blocks 11602, 11304, 11204, 11211, 11210, 9906, 
9804, and 10901 and other interested parties is finalized with the settlement agreement executed, 
implemented and closing pursuant to the settlement agreement having occurred. In the event that this 
redevelopment plan does not take effect, the zoning for the redevelopment area shall be governed by the 
zoning and design standards of the jersey city land development ordinance in effect as of the enactment of 
this plan. 
 
 
The Sixth Street Embankment Redevelopment Plan (hereinafter, the “Plan”) serves as a transformational 
project bringing significant impacts for both residents of Jersey City and the larger Hudson-Essex region as a 
whole. The Plan intends to preserve and redevelop the massive stone rail Embankment and additional land 
and structures that make up the eastern part of the Harsimus Branch - the Pennsylvania Railroad’s historic 
freight right-of-way (ROW) into the Hudson River waterfront.   
 
1. LAND USE HISTORY 

The Plan area is located in Downtown Jersey City south of the Hamilton Park neighborhood. It runs 
along the south side of Sixth Street from Manila Avenue extending west across Newark Avenue to the I-
78 Turnpike Extension, terminating at Block 8 per the Plan Boundaries defined in Section II of this 
document. It comprises seven segments (referred to as Blocks) currently making up the Pennsylvania 
Railroad freight line ROW.  
 
Historically, the majority of the Plan Area was primarily used for infrastructure related to the Harsimus 
Branch of the Pennsylvania Railroad (formerly the New Jersey Railroad). Planned in the 1860s and 
constructed in the mid-1870s, the two-track line ran at grade in back of the Harsimus Cemetery and then 
on elevated trestles. By 1871, the Pennsylvania Railroad reached Jersey City via lease of the United 
New Jersey Railroad and Canal Company.  Its passenger station at Exchange Place was at one time the 
largest in the world. This Age of Railroads had large impacts on Downtown Jersey City, with the Plan 
Area serving the terminus of the waterfront rail yard and incoming goods. 
   
The Embankment portion of the freight line replaced the earlier elevated iron freightway and expanded 
the number of lines supported.  It was constructed from 1902-1905.  Over time, The Harsimus Branch 
experienced declining traffic but was profitable well into the mid-1980s.  Traffic ceased in the early 1990s 
and bridges connecting the elevated Blocks were removed in 1994. The Embankment has since been 
designated a historic landmark and is now recognized as a resource whose development holds high 
importance for Jersey City’s future. In 1999 The Pennsylvania Railroad Harsimus Stem Embankment 
Preservation Coalition was formed to advocate for preservation of the Embankment as a resource. 
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Today, the Plan Area is comprised of mostly vacant land and abandoned freight infrastructure with some 
smaller development and surface parking on the western blocks. Blocks 2 through 6 of the Plan exist as 
elevated land above block-long masonry walls which previously supported elevated rail tracks at an 
approximate range of 12ft-27ft above grade. Blocks 7 and 8 previously continued these elevated tracks 
on iron trestles supported by stanchions. Today, Block 7 includes one remaining stanchion of the 
elevated rail and commercial auto uses on Lot 1, whereas lots 2-7 are utilized for surface parking areas. 
Block 8 includes several more intact stanchions and remnant continuing west underneath the NJ 
Turnpike Extension. 
 

2. LEGAL HISTORY 
 On June 24, 2003, Consolidated Rail Corporation (Conrail) agreed to sell eight parcels of land which 
included the Sixth Street Embankment, which consisted of a series of elevated structures made of earth-
filled stone retaining walls connected by bridges, to a private developer.  The Embankment was part of a 
line of rail owned by Conrail, but no longer in regular use. Shortly thereafter, the developer assigned its 
rights to several limited liability companies. 

 
Conrail advised the buyers that the embankment was a “spur track” and that, in light of certain rules 
relating to spur tracks, the Surface Transportation Board (STB) had no authority over it. Consequently, 
Conrail took the position that unlike when a line of rail is sold, no formal abandonment of a spur track 
needed to be filed with the STB.  After a 2005 closing, one of the developer entities applied to the Jersey 
City Planning Board for subdivision approval. The Planning Board denied the application because 
Conrail had failed to receive STB approval to abandon the railway. 
 
In January 2006, Jersey City petitioned the STB for an order declaring that the Embankment was not a 
spur track but a line of rail, and therefore that Conrail was required to obtain STB authorization to 
abandon it.  In August 2007, the STB agreed and held that the Embankment was a rail line subject to the 
STB's jurisdiction until abandonment was authorized.  Litigation in federal court over the issue ensued, 
during which Jersey City also argued that any property authorized for abandonment by the STB must 
first be offered to the government for acquisition pursuant to N.J.S.A. 48:12-125.1. Following protracted 
litigation, on July 10, 2012, Conrail, the developers, and Jersey City stipulated that the railway located on 
the property in question was subject to the jurisdiction of the STB, including the STB's abandonment 
requirements. The abandonment proceedings before the STB are still ongoing.  
 
In an effort to expedite the ongoing litigation and reach a settlement, the City of Jersey City together with 
the Embankment Preservation Coalition, the Rails to Trails Conservancy, Conrail, and the privately-
owned LLC’s involved in the litigation have worked to reach an agreement under which private 
development would be permitted to ensue in portions of the Plan Area, with the remaining portions to be 
transferred in ownership to Jersey City for use as a public open space and trail network. While the 
settlement is not yet finalized, the Redevelopment Plan herein seeks to accomplish the agreed upon 
goals and allowances of the ongoing negotiations pursuant to said settlement agreement. 
 

3. HISTORIC DESIGNATIONS 
The Pennsylvania Railroad Harsimus Stem Embankment, also known as The Pennsylvania Railroad 
Harsimus Branch Embankment or the Sixth Street Embankment, was constructed circa 1902 and is one 
of the last intact historic reminders of the railroads’ influence on the economic and social development of 
not only Jersey City, but also to the Ports of New York and New Jersey.  
 
The Sixth Street Embankment is located within the boundaries of the Pennsylvania Railroad Harsimus 
Branch Right-of-Way Historic District, which was determined eligible for the National Register of Historic 
Places in 2017. Blocks 1-6, in between Marin Boulevard and Brunswick Street, comprise the Sixth Street 
Embankment (also known as the Pennsylvania Railroad Harsimus Branch Embankment), was 
determined eligible for the National Register of Historic Places (2000; owner objection), was listed on the 
New Jersey State Register (1999), and was locally designated on the Jersey City Municipal Landmarks 
Register (2002). This designation recognizes the Embankment as a significant monument to the age of 
rail in Jersey City and its unique siting. The massive blocks of sandstone and granite also abut two listed 
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municipal, state, and national historic districts: The Hamilton Park Historic District to the north and the 
Harsimus Cove Historic District to the south. Also adjacent to the embankment is the National Register 
Eligible Italian Village Historic District (2019) and the individually listed St. Anthony’s Roman Catholic 
Church (2004).  
 

4. RECENT URBAN GROWTH 
In the past 20 years, downtown Jersey City has seen a significant increase in density that continues to 
accelerate the demand for quality public open space in a part of Jersey City with a very finite amount of 
available vacant and/or publicly owned land. The Embankment presents a unique opportunity to 
adaptively reuse the elevated stone structure by converting the land into a public open space as is 
commonly done throughout the United States in rails-to-trails projects.  
 
The natural environment that has self-seeded atop the elevated structures over recent decades also 
helps to alleviate growing concerns related to stormwater runoff and overall permeability of the urban 
landscape in Jersey City’s downtown. In the face of climate change, the Embankment presents a unique 
opportunity to leverage open space for increased resiliency and green infrastructure measures in the 
floodplain as envisioned through the Resilient Jersey City Master Plan and the OURJC Master Plan 
Vision’s Climate Resiliency goals. 
 
At a larger scale, the Embankment serves as a critical connection to help close multi-modal transit gaps 
both within Jersey City and the greater region. Future greenway expansions such as the Hudson-Essex 
Greenway and the Bergen Arches highlight the potential for off-road bicycle and pedestrian networks 
that can help increase connectivity and public health. The Embankment serves as a key terminus for 
many of these networks from which potential connections to Manhattan and the NYC Metro may be 
centered in future expansion. The Plan also presents opportunities for preservation of natural habitat in 
Jersey City’s dense urban core while strengthening relationships between the City and environmental 
and historic preservation groups to establish vested stewards in the resource’s future as a trail and 
ecological corridor. 

 
 
II.  PLAN BOUNDARIES 

The Plan boundaries are formally set by the following Tax Blocks and Lots: 
NOTE: Block 1 of the Harsimus Branch Corridor is identified as Tax Block 11602, Lot 1 and is framed by 
Marin Boulevard to the east, Manila Boulevard to the west, Sixth Street to the north, and the Villa Borinquen 
housing complex to the south. Block 1 is located within the Luis Munoz Marin Redevelopment Plan (formerly 
the Henderson Street Redevelopment Plan) and associated land use and zoning controls for this block are 
regulated under said plan. 
 

BLOCK  
(TAX ASSESSOR’S OFFICE) 

BLOCK  
(WITHIN RDP) LOT(S) 

11304 2 1  
11204 3 1, 24 
11211 4 1 
11210 5 1 
9906 6 1 
9804 7 1,2,3,4,5,6,7,8 
10901 8 120 

 
The parcelization, subdivision or creation of rights-of-way will alter this list and in that case the Map 1:  Block 
Identification Map shall prevail. 
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III.  REDEVELOPMENT PLAN OBJECTIVES 

A. To preserve and rehabilitate the existing Embankment structures on Blocks 2 through 6, as to 
secure their structural stability while protecting their historic character. 

 
B. To preserve the remaining Embankment stanchions on Blocks 7 and 8, as to protect their historic 

character. 
 

C. To adaptively re-use the Embankment structures within the Harsimus Branch Corridor on Blocks 2 
through 6 through the development of an open space and trail system for public use rooted in 
ecological conservation and passive/active recreational programming. Future park and trail design 
should include consultation with the Embankment Preservation Coalition. 

 
D. To re-establish the Harsimus Branch R.O.W. to create a continuous, elevated corridor for open 

space, trail, and passenger rail, as well as at-grade park and open space on portions of Block 7. 
Future park and trail design should include consultation with the Embankment Preservation 
Coalition. 
 

E. Wherever possible, to preserve and enhance the established natural environment and flora that has 
become a naturally seeded ecological corridor while allowing for environmentally conscious public 
use and enjoyment of the open space atop the Embankment structures. 

 
F. To establish critical bicycle and pedestrian connections through sustainably designed off-road 

corridors that serve local needs and expand links to larger regional networks as consistent with the 
OURJC Master Plan Vision and the Open Space Element of the Jersey City Master Plan. 
 

G. To redevelop the Plan Area in a manner that will allow for infill of a residential/mixed-use 
development on a portion of Block 7 of the Plan. 
 

H. To extend greater opportunities for open space, recreation and balanced housing to all residents of 
the City. 
 

I. To extend greater opportunities for educational and recreational experiences rooted in sustainability, 
community stewardship and environmental consciousness to all residents of Jersey City. 
 

J. To extend greater opportunities for public transit through accommodation of a future light rail or 
trolley system along the Harsimus Branch Corridor. 
 

IV.  PROPOSED REDEVELOPMENT ACTIONS 

It is proposed to substantially improve and upgrade the Redevelopment Area through a combination of 
redevelopment actions. These will include, but not be limited to: 
 

A. Reconstitution of the Harsimus Branch Corridor R.O.W. on Blocks 2-8. 
 

B. Restoration and stabilization of existing Embankment structures on Blocks 2 through 6, in line with 
Historic Preservation Standards as defined in Section VII.A of this Plan. 
 

C. Preservation of the remaining stanchions on Blocks 7 and 8. 
 

D. Construction of a continuous corridor of an elevated and at-grade open space and trail system, with 
potential for integration of future light rail or trolley systems. 
 

E. Clearance of dilapidated buildings and non-embankment structures, with the exception of existing 
stanchions and other significant railroad appurtenances located on Blocks 7 and 8. 
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F. Reuse of vacant and underutilized parcels.  
 

G. Creation of a developable parcel for residential and mixed-use development on Block 7. 
 

H. Construction of a new residential and mixed-use structure on Block 7 as contemplated in Section 
VII.B of this Plan. 
 

I. Construction of public infrastructure necessary to implement, service and support the Plan Area 
including new park and open space and a residential and mixed-use development. 
 

V.  GENERAL ADMINISTRATIVE REQUIREMENTS 

The following provisions shall apply to all property located within the Redevelopment Area. 
 

A. Designation and Redevelopment Agreement Requirements – Every site plan application shall 
include a fully executed redevelopment agreement (“RDA”) with the Jersey City Redevelopment 
Agency (“JCRA”). Nothing herein shall be construed to deprive or dispossess the JCRA of the 
discretionary exercise of its redevelopment powers enumerated in N.J.S.A. 40A:12A-1 et seq., 
including the designation of a redeveloper under the Act.  

 
B. Prior to the commencement of: (1) any new construction, (2) reconstruction, (3) rehabilitation (4) any 

change in the use of any structure or parcel, or (5) any change in the intensity of use of any structure 
or parcel; a site plan for such shall be submitted by the developer or property owner to the Planning 
Board for review and site plan approval. No temporary or permanent Building Permit shall be issued 
for any work associated with proposed redevelopment actions a. through i. above, without site plan 
review and approval of such work by the Planning Board and review and recommendation by the 
Historic Preservation Commission. 

 
C. Approval and recommendation requirements of the Planning Board and Historic Preservation 

Commission - Site plan review shall be conducted by the Planning Board and, pursuant to N.J.S.A. 
40:55D-l et. seq. Site plan review shall consist of a preliminary and final site plan application. 
Submission of a site plan and site plan application shall conform to the requirements of the Jersey 
City Land Development Ordinance and this Plan. Applications for development requiring review and 
recommendation by the Historic Preservation Commission, inclusive of a Certificate of 
Appropriateness, shall be referred to the Historic Preservation Commission.  

 
D. Subdivision - Any subdivision of lots and parcels of land within the Redevelopment Area shall be in 

accordance with this Plan's requirements and the Jersey City Land Subdivision Ordinance. 
 
E. Severability Clause - If any word, phrase, clause, section or provision of this Plan shall be found by a 

court of competent jurisdiction to be invalid, illegal or unconstitutional, such word, phrase, clause, 
section or provision shall be deemed severable and the remainder of the ordinance shall remain in 
full force and effect. 

 
F. Adverse Influences: No use or re-use shall be permitted which, when conducted under proper and 

adequate conditions and safeguards, will produce corrosive, toxic or noxious fume, glare, electro 
magnetic disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or vibration, or 
other objectionable features so as to be detrimental to the public health, safety or general welfare. 

 
G. Approval and/or recommendation requirements of the Historic Preservation Commission: Application 

review shall be conducted by the Historic Preservation Commission for Blocks 2 through 6, pursuant 
to N.J.S.A 40:55D-110 and 40:55D-111. Approval of the redevelopment plan, preliminary site plan 
application, and final site plan application by the Planning Board, shall be contingent upon review 
and approval by the Jersey City Historic Preservation Commission. All development, redevelopment, 
rehabilitation, construction or alteration shall comply with the applicable regulations of the Jersey 
City Historic Preservation Commission, and with all pertinent state and federal historic preservation 
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regulations. 
 

H. This Plan shall supersede all provisions of the Jersey City Land Development Ordinance and Master 
Plan that are specifically addressed herein. Any zoning-related question that is not addressed herein 
shall refer to the Jersey City Land Development Ordinance for clarification. No variance from the 
requirements herein shall be cognizable by the Zoning Board of Adjustment. The Planning Board 
alone shall have the authority to grant deviations or variances from the requirements of this Plan, as 
provided herein subject to N.J.S.A. 40:55D-70 (c). Any variance from a provision of this Plan that 
falls under N.J.S.A. 40:55D-70 (d) will require an amendment to this Redevelopment Plan and shall 
not be heard by the Board of Adjustment. Upon final adoption of this Plan by the Municipal Council 
of Jersey City, the Jersey City Zoning Map shall be amended to rezone the Redevelopment Area 
covered by this Plan as a Redevelopment Area, and all prior zoning will be voided. 

 
VI.  GENERAL REGULATIONS AND REQUIREMENTS 

A. Signage Requirements 
1. No signs or window graphics other than those specifically enumerated herein shall be permitted.  
 
2. Under no circumstances shall fluorescent or glowing paint be permitted for any signage within 

the area.   
 

3. Billboards are expressly prohibited throughout the Redevelopment Area.   
 
4. No sign shall be attached to a building facade above the first story of any structure, with the 

exception of signage for second level institutional and commercial uses.  
 

5. Flashing moving or intermittently illuminated signs or advertising devices are prohibited, as are 
signs that may be mistaken for traffic control devices.   

 
6. Rooftop signs are not permitted throughout the area. 

 
7. Permanently fixed freestanding signs are prohibited. Except that way-finding identification and 

traffic signage in the public sidewalk or at the edges of the open space and trail corridor as per 
City standards shall be permitted.  
 

8. All signage shall be externally lit. Signs may be lit from gooseneck fixtures, backlit halo, and up-
lights or down-lights.  Internally lit signs and sign boxes are prohibited. 
 

9. Permitted signage material includes a.) Painted wood; b.) Metals including aluminum and steel; 
c.) Brushed finished aluminum, stainless steel, brass, or bronze; d.) Carved wood or wood 
substitute. 

 
10. All signs shall be flush mounted, although blade signs may be attached to and perpendicular to 

the first-floor façade, at a minimum of 8ft vertical clearance from the sidewalk. 
 

11. No signage may be installed on the embankment structure itself, except for emergency and 
park-related signage, as deemed necessary. Should the City determine emergency or park-
related signage is required to be installed on the embankment, it shall be installed in a reversible 
manner and shall not cause an adverse effect on the embankment structure.  
 

12. Window signs (other than lettering or logos as specifically permitted) shall be prohibited.  
Lettering or logos shall be limited to decorative gold-leaf, flat black or etched / frosted glass style 
lettering and shall cover no more than twenty percent (20%) of the window area. 
 

13. All buildings within the Redevelopment Area shall display the street address of the building such 
that it is clearly visible from the adjoining street right-of-way.   
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14. The following additional signage restrictions shall apply to specific uses: 
 

a. Residential:  One (1) sign per building lobby is allowed, not to exceed twenty (20) square 
feet for each sign. 

 
b. Retail, Restaurant, Office, and all other uses not specifically identified:  Each establishment 

is allowed one sign and one blade sign per street frontage (establishments on corners are 
thus allowed two sets of signs.) In this instance, the Embankment R.O.W. above the Podium 
shall be considered a street frontage.  Signage shall not exceed 30 inches in vertical 
dimension.  Blade signage shall not exceed 18 inches in vertical dimension and shall not 
project more than 2.5ft from the building. 

 
c. Accessory Parking:  The location of parking facilities shall only be indicated by use of the 

international parking symbol.  Said signage may not exceed five (5) square feet and must be 
flush mounted to the building.  Informational and directional signage may also be provided, 
but only flush mounted on interior walls within the structure. 
 

15. Prohibited Signage - the following signs and devices shall not be permitted within the 
Redevelopment Area: Monument signs for private development, internally or externally 
illuminated box signs, flashing or animated signs, spinners, pennants, reflective materials that 
sparkle or twinkle, billboards, posters, plastic or paper that appear to be attached to the window, 
pole signs, free-standing signs, fluorescent and/or glowing paint for any signage or building 
within the redevelopment area, waterfall style awnings, plastic awnings, product advertising 
signage of any kind. Product advertising signage is defined here to include, but not be limited to 
signage on: parking meters, signage in windows, on light poles, benches or other street furniture 
within the redevelopment area. Nothing in this paragraph shall be deemed to prohibit signage 
within New Jersey Transit Light Rail Stations or bus stop shelters; or either lamppost mounted 
seasonal banners or traditional residential holiday decorations.  

 
B. Utility and Infrastructure Requirements  

1. All applicants shall satisfy to the Municipal Engineer, the Planning Board, and the Historic 
Preservation Commission that provisions for the necessary utilities is accomplished in a way 
that advances the health safety and welfare of the general public.  
 

2. Utility Placement – All utility distribution lines and utility service connections from such lines to 
the project area’s individual uses shall be located underground.  Utility appliances, such as 
transformers, regulators and metering devices (including gas, electric and water meters) shall be 
located underground or within the building.  Remote readers are required for all utilities, in lieu of 
external location of the actual metering devices.  Developers are required to arrange for 
connections to public and private utilities.   
 

3. The installation of utilities shall not cause an adverse effect to the Embankment structure on 
Blocks 2 through 6 and on the preserved portions of the Embankment stanchions on Blocks 7 
and 8.  
 

4. No development or redevelopment of any parcel in the Plan Area that will result in an increase in 
wastewater from that parcel shall be permitted unless and until the planned project wastewater 
piping and systems for the removal of effluent and storm water are approved by the Jersey City 
Division of Engineering and Jersey City Municipal Utilities Authority; and the municipal 
wastewater piping and systems for the removal of effluent and storm water are certified by the 
Jersey City Division of Engineering and the JCMUA as being of sufficient capacity and good 
condition to accommodate uses that will occupy said parcel.   
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VII.  SPECIFIC LAND USE AND BULK REGULATIONS 

A. Zone 1: HARSIMUS BRANCH ECOLOGICAL CORRIDOR DISTRICT 
This district includes Blocks 2 through 6, as well as portions of Block 7 and 8 of the Plan Area as 
identified on Map 3: District Map. 
 
1. HISTORIC PRESERVATION REQUIREMENTS 

a. General Requirements 
i. All proposals on, within, or incorporating the embankment structure or surrounding 

area shall be guided by the Secretary of Interior Standards for the Treatment of 
Historic Properties, applicable National Park Service Preservation Briefs and 
Bulletins, and Chapter 345-71 of the Jersey City Land Development Ordinance. 
 

ii. Collocations, 5G Poles, or similar cellular equipment are discouraged on Blocks 2-6 
and the open space portions of Blocks 7 and 8 of the plan area. 
 

iii. Development of the park and open space shall maintain and honor the existing 
natural use of the embankment structure that has developed over time and has 
become significant in its own right. 
 

iv. Any new site elements, such as fencing, railings, pathways, interpretive signage, 
etc. shall be designed in context with the historic and cultural character of the site. 
 

v. Sand blasting, power washing, etc. of the embankment walls is not a permissible 
cleaning method and is not permitted. All cleaning of the Embankment structure 
shall be using the gentlest means possible and done under the guidance of the 
JCHPC and its Staff. 
 

vi. Up lighting or down lighting of the embankment structure is discouraged. 
 

vii. All new improvements and alterations in the Plan Area shall preserve and restore 
the existing rail line structures in accordance with Secretary of Interior Standards 
and local historic preservation guidelines while minimizing to the greatest extent 
practicable the addition of non-historic fabric.  
 

b. Blocks 2-6 Standards 
i. No removal or demolition of any part of the embankment structure is permitted on 

Blocks 2-6. Small, selective demolition, only to accommodate new elements for the 
park/open space use, may be permitted but only on a case-by-case basis, under the 
consultation, review, and approval by the JCHPC and/or its Staff and in consultation 
with the Embankment Preservation Coalition. 
  

ii. Repairs and restoration of the embankment structure shall be guided by the existing 
historic fabric and historic site documentation, in conjunction with the Secretary of 
Interior Standards for the Treatment of Historic Properties and applicable National 
Park Service Bulletins or Briefs. 
 

iii. Any new bridges between blocks shall be of a modern design and may, but are not 
required to, visually refer to the previously existing historic structures between 
blocks but shall not copy or reconstruct them. Any new bridges shall not cause an 
adverse effect on the historic fabric of the embankment walls and will be undertaken 
in such a manner that, if removed in the future, the essential form and integrity of 
the embankment would be unimpaired.  
 

iv. Any new stairs or elevators providing vertical entry to/from the ground level shall be 
of a modern design and shall not cause an adverse effect on the historic fabric of 
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the embankment walls. The design and installation of any new stair or elevator will 
be undertaken in such a manner that, if removed in the future, the essential form 
and integrity of the embankment would be unimpaired. 
 

v. New structures to accommodate the new park use shall be of a modern design and 
be harmonious and designed in context with the historic character of the site.  
 

vi. It is strongly encouraged that any new structures to accommodate the new park use 
be located on the embankment in a way that reduces, minimizes, and, preferably, 
eliminates their visibility from any public right of way at street-level.  
 

vii. Historically used exterior building materials during the period of significance are 
encouraged on new structures related to park use, including but not limited to full 
brick, wood clapboard, and horizontal cement siding.  
 

viii. Vinyl, thin brick veneer, corrugated metals, ground face CMU, and similar exterior 
building materials are discouraged.  
 

ix. Any new lighting for the park use or between blocks shall be minimal and downcast.  
 

c. Blocks 7-8 Standards  
i. All existing elements of the Harsimus Branch structures, both above and below 

ground, shall be preserved. Demolition of these elements is not permitted.  
 

ii. Repairs and restoration of the remaining rail structure shall be guided by the existing 
historic fabric and historic site documentation, as well as guidance from the 
Secretary of the Interior Standards for the Treatment of Historic Properties, under 
the consultation, review, and approval of JCHPC Staff.  

 
2. LAND USE REQUIREMENTS 

a. The purpose of this zone is to preserve and adaptively reuse the existing historic 
Harsimus Branch Rail Line and Embankment structures within the Plan Area to create 
a continuous elevated open space and trail system running along the south side of 
Sixth Street from Manila Avenue moving west to Division Street, across Newark 
Avenue to the western boundary of Block 10901 Lot 120. The open space and trail 
system is meant to be a continuation of the elevated public right-of-way envisioned on 
Block 11602, which spans from Marin Boulevard at the east to Manila Boulevard at the 
west, under the Luis Munoz Marin Boulevard Redevelopment Plan. 
 

b. The envisioned open space and trail system shall be designed in such a way that it 
may accommodate future implementation of a trolley or light rail system. 
 

c. Permitted Principal Uses: 
i. Open Space, Trail, and Parks  
ii. Light rail and/or trolley rights-of-way 
iii. Light rail and/or trolley stations and platforms 

 
d. Permitted Accessory Uses: 

i. Facilities commonly associated with open space to serve the general public or for 
maintenance purposes. 

ii. Display of public art 
iii. One accessory structure, limited to the at-grade street level of Block 7 

 
e. All storage sheds or other facilities necessary for maintenance equipment are limited to 

eight (8) feet in height and shall be designed and/or located as to be minimally visible 
from the street level below. Landscape screening is encouraged to limit visibility from 
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the pedestrian walkway/bikeway. 
 

f. A single accessory structure may be permitted at the street level of Block 7 and shall 
be limited to a maximum of fifteen (15) feet in height. The structure shall be located 
toward the northeast corner of the block, but shall not impede future implementation of 
a stair or elevator to an elevated bike/walkway. Said structure shall not exceed 450 
square feet. Programming of the structure should be sustainability-oriented and/or 
rooted in conservational/educational purposes, as relevant to the historic Harsimus 
Branch Railway Corridor, the existing embankment structures, and other relevant 
ecological/sustainable characteristics of the trail system and general region. 
 

g. Future design and programming of all Zone 1 portions of the Plan shall be developed 
through a larger community-driven engagement and visioning process. Engagement 
should include consultation with the general public, relevant local and regional 
stakeholders, and the Embankment Preservation Coalition. 

 
3. DESIGN REQUIREMENTS + GUIDELINES 

a. All blocks within Zone 1 shall provide for a continuous, ADA compliant public walkway 
and bikeway.  
 

b. All blocks within Zone 1 shall provide pedestrian-scaled lighting within the at-grade and 
elevated open space consistent with standards for public open space as approved by 
Jersey City Department of Infrastructure.  
 

c. All bridges connecting Blocks 2 through 7 of the Plan shall be ADA accessible. Bridges 
shall be multimodal to accommodate bicycle and pedestrian uses. 
 

d. Open Space improvements shall, to the extent practicable, limit the removal of mature 
tree canopy. 
 

e. Open Space planting design shall consider appropriateness of species and mature size / 
root spread of existing and new plantings as to not jeopardize the structural stability and 
long-term care of the embankment structure.  
 

f. All mechanical and utility equipment shall be located in such a way that it is screened 
from public view and access in conformance with Jersey City Land Development 
Ordinance standards and shall utilize additional landscape buffers around the screening 
perimeter. 
 

g. All streetscapes shall be appropriately lit and shall be designed in accordance with the 
Jersey City Forestry Standards as well as Department of Traffic and Transportation and 
Division of Engineering standards. 
 

h. General Design Guidelines: 
i. Open Space planting design on all blocks should reference Appendix III: Jersey 

City Ecological Corridor Report for sustainable planting species with an emphasis 
on plant material that brings performative ecological value. 
 

ii. The envisioned open space and trail system should acknowledge the naturally 
seeded forest that has established along the Harsimus Branch Ecological 
Corridor. Improvements should be designed in such a way that respects the 
nature-forward character of the Branch while emphasizing sustainable, low-impact 
programming throughout Zone 1, as to enhance public enjoyment while 
minimizing the impact of new/additional infrastructure on the historic resource and 
natural site.  
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iii. Future design and programming should concentrate traditional open space 
programming such as playgrounds, outdoor classrooms, seating nodes, etc. to 
Blocks 2 and 6 and at-grade portions of 7 and 8, allowing for Blocks 3-5 to 
prioritize the preservation of the ecological corridor and forest environment. 
 

iv. Any new program elements integrated into the open space and trail design should 
emphasize use of natural and sustainable materials to the maximum extent 
practicable. Material selection should consider impacts of energy and carbon 
waste in manufacturing processes. Long-lasting materials that weather but do not 
easily wear should be prioritized with installation and maintenance costs 
considering the full life of the material. 
 

v. Lighting design should provide adequate lighting to meet all necessary safety 
standards while minimizing size, visibility, and structural impact on the historic 
resource. Emphasis should be on the light itself, not decorative fixtures.  
 

vi. All necessary fencing should be designed to be as minimal as possible in both 
scale and extent of application. 
 

vii. The adjacent streetscape should utilize alternative materials to maximize 
permeability at the base of the Harsimus Branch while establishing all necessary 
safety standards for ADA compliant sidewalk networks. Porous materials that 
support pedestrian use and accessibility to all are encouraged and preferred. 
 

viii. Bridges should extend the notion of continuous path for the movement of people, 
plants, and animals. Bridges should be made from renewable materials with low 
carbon footprint that are locally sourced where possible. Bridge design should 
continue the ‘light touch’ approach of the overall Corridor and allow daylight to 
pass through to the active streetscape below. 
 

B. ZONE 2: MIXED-USE MID-RISE DISTRICT 
1. LAND USE REQUIREMENTS 

a. This district is limited to portions of Block 7, Lots 1-8 of the Redevelopment Plan as 
identified on Map 3: District Map 
 

b. The purpose of this zone is to permit one (1) project by one (1) Redeveloper for infill 
development with a mixture of uses, high quality building design and an intensity of 
development compatible with the scale of the surrounding NC District in order to allow 
for and facilitate the transfer of lands along the Sixth Street Embankment to the City of 
Jersey City and the development of same as public parkland and open space. 
 

c. The provisions of the Zone 2: Mixed-Use Mid-Rise District (“MU-MR”) shall only apply to 
the Designated Redeveloper. Any development conducted within this zone that is not 
subject to a Redeveloper Agreement with the Jersey City Redevelopment Agency 
(“JCRA”) is subject to Zone Standards of the Jersey City Land Development Ordinance 
as identified on the Jersey City Zoning Map as adopted in 2021. 
 

d. The provisions of Zone 2: MU-MR District shall only apply to a Designated Redeveloper 
that can meet the required community benefits/performance standards as prescribed 
herein: 
 
i. The provisions of the Zone 2: MU-MR District are subject to the Inclusionary Zoning 

Ordinance (“IZO”) and triggers compliance with Chapter 187 of the Municipal Code, 
which shall result in the creation of affordable housing no less than fifteen (15%) of 
the total units of a project.  
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ii. The provisions of the Zone 2: MU-MR District shall comply with Chapter 188 of the 
Municipal Code and the developer must coordinate with the Jersey City Division of 
Affordable Housing. Developers are required to obtain an Affordable Housing 
Agreement (“AHA”) with the Division of Affordable Housing that will be fully 
executed and recorded as a condition of site plan approval. 
 

iii. Any development that occurs pursuant to the Inclusionary Housing Overlay District 
shall consist of a development where a majority of the floor area is designed for 
residential use 
 

e. The provisions of Zone 2: MU-MR District are contingent upon a perfected subdivision 
creating two (2) new lots based on the following conditions as represented in Appendix II 
Exhibits A and B: 
i. Lot 1.1 shall refer to the remnants of existing lots 1-8 that result from the creation of 

Lot 2.1, and will be absorbed into Zone 2 of the Plan. Lot 1.1 is to be dedicated back 
to the City of Jersey City in fee simple and free of cost for the purposes of open 
space, park, and trail system prior to the issuance of any building permits and 
commencement of construction on Lot 2.1. 
 

ii. Lot 2.1 shall refer to the lot that is to be created for the purpose of private 
development under the standards of Zone 2: MU-MR of this Plan. 
 

iii. The northern lot line of Lot 2.1 is to include portions of existing lots 1-4 fronting onto 
Sixth Street. 
 

iv. The southern lot line of Lot 2.1 shall be set six (6) feet from the northernmost point 
at the base of the existing Embankment stanchion remnants on existing Lot 1 
abutting Division Street. 
 

v. The eastern lot line of the new property shall be 325ft from the western property line 
abutting Division Street. 
 

vi. The subdivision may be presented before the Planning Board at the same time as a 
site plan application for proposed development Lot 2.1. 
 
*Note that the Jersey City Tax Assessor’s office will determine the final lot 
identification numbers to be created as a result of the subdivision prescribed above. 
 

f. Permitted Principal Uses: 
i. Residential uses above the ground floor 
ii. Art Galleries 
iii. Artist studio workspaces 
iv. Offices 
v. Medical Offices 
vi. Business Incubators 
vii. Work/Live 
viii. Assisted Living Residences 
ix. Independent Living Residences  
x. Senior Housing 
xi. Nursing Homes 
xii. Retail Sales of Goods and Services 
xiii. Restaurants: Category one and two 
xiv. Cafes 
xv. Theaters 
xvi. Bars 
xvii. Hotels 
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xviii. Breweries 
xix. Distilleries 
xx. Coffee Roasters 
xxi. Child and Adult Day Care Centers 
xxii. Health Clubs 
xxiii. Schools 
xxiv. Community facilities/centers 
xxv. Any combination of the above 

*Uses xii-xxv are limited to the ground floor of the building. 
 

g. Permitted Accessory Uses 
i. Off-street Parking, including mechanical parking systems 
ii. Loading 
iii. Public Restrooms 
iv. Indoor + Outdoor Amenity and Recreation Space 

 
h. Density, Height and Bulk Requirements:  

i. Density: Residential development in this zone shall not be regulated by units per 
acre, but shall be limited by “building envelope” as defined by the bulk and setback 
requirements of this District, provided that no unit is permitted to be less than 400 
square feet. 
 

ii. Maximum Height: Six (6) stories seventy-two (72) feet. The ground floor shall be a 
minimum of 14 feet high. 
 

iii. Setbacks: None. The building is permitted to be built to the property lines of Lot 2.1 
as created defined in VII.B.e.i-vi above. 
 

iv. Rooftop Appurtenances: Enclosed rooftop appurtenances used for storage and/or 
amenity space shall be no more than 20% of the total roof area, exclusive of rooftop 
mechanical equipment. Appurtenance heights are subject to the standards of the 
Jersey City Land Development Ordinance. 
 

v. No direct access between residential uses on upper floors and the elevated park is 
permitted. 
 

vi. Off-street parking shall be screened from the Harsimus Branch Corridor on Lot 1.1 
 

vii. All facades for development in Zone 2 shall be considered primary facades in terms 
of fenestration, materiality, glazing, and architectural design. 

 
 

2. MU-MR DISTRICT DESIGN REQUIREMENTS 
a. Building Design Requirements 

i. All new structures within the Redevelopment Area shall be situated with proper 
consideration of their relationship to other buildings and the Embankment structure, 
both existing and proposed, in terms of materials, light, air and usable open space, 
access to public rights-of-way and off-street parking, height, setback and bulk, 
pursuant to Section VII of the Plan. 
 

ii. Where single developments have more than 200ft of continuous frontage, different 
façade design concepts shall be utilized to create varied façades in terms of 
materials, fenestration size and rhythm, programmatic representation/location, 
shading techniques, articulation of upper stories, carved/shaped forms rather than 
extruded boxes/flat slabs, horizontal façade divisions (defined base, middle, top or 
more undefined monolith), vertical façade divisions (vary width of articulation 
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between concepts).  
 

iii. Dwelling units shall not be directly accessible from parking garages. A shared or 
common hallway shall separate dwelling units from parking garages.  
 

iv. Large blank walls without fenestration surrounding large residential, commercial, or 
open space uses must incorporate façade relief, an expressed structural system, 
sculpted, carved or penetrated wall surfaces, architectural lighting, murals, or other 
architectural techniques to provide visual interest. 
 

v. Ground Floor Access: All building lobby and ground floor commercial entrances 
located at the street level are to be at grade with the sidewalk. Any ramping or stairs 
required to bring residential or retail uses out of the floodplain must be recessed as 
to be accommodated in the interior of the building. 
 

vi. Balconies and terraces may extend from the building when facing into interior 
courts.  However, all balconies facing onto streets or the Harsimus Branch R.O.W. 
shall be primarily recessed and shall project no more than 18 inches from the 
building face. In no instance shall a balcony project across a property line into Zone 
1 of the Plan. 
 

vii. Building projections beyond the property line shall be for ornamental / architectural 
interest only. Such projections shall protrude no more than two (2) feet beyond the 
property line and shall provide a minimum of fourteen (14) feet vertical clearance 
from the sidewalk at street level to bottom of the projection. Any projection that 
seeks to increase the habitable space of a unit shall trigger a ‘c’ variance and shall 
be subject to a Franchise Ordinance by the Jersey City Council. In no instance shall 
any architectural projection beyond the property line be permitted to project into 
Zone 1 of the Plan. 
 

viii. The main building entry shall be prominent, easily identifiable and connect directly to 
the public sidewalk so as to contribute to the overall liveliness of the pedestrian 
environment. Use of canopies are encouraged at main building entries but may not 
project more than 5ft from the building facade. Canopies are not permitted to have 
any vertical supports landing beyond the property line, nor may they include 
enclosed space of any kind. 
 

ix. Commercial frontages shall feature architecturally integrated storefront windows and 
may include awnings. Windows and glazing on ground floor commercial uses should 
be broad and expansive providing views into the store and display areas.  At least 
seventy percent (70%) of the storefront façade shall be glass.  Corner commercial 
uses shall have glazing on both street frontages.  If security gates are used on any 
part of the building or window, they shall be installed on the interior side of the 
window, hidden from view when not in use, and be of the open grate style.  
Similarly, windows and doors into residential lobby areas should be broad and 
expansive allowing views to and from the adjoining streets. 
 

x. Commercial spaces and entrances may wrap corners from Division St, Sixth Street, 
or the southeastern corner of Lot 2.1. Commercial uses shall have at least one point 
of access from a public sidewalk and in no instance shall a commercial frontage 
only have access points from the Harsimus Branch R.O.W. 
 

xi. Building areas used to house transformers and other mechanical equipment or 
utilities shall be architecturally masked in a manner consistent with the design of the 
building.  When possible, transformers and primary and/or back-up generators shall 
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be vaulted underground. 
 

xii. All mechanical equipment, generators, HVAC equipment and similar equipment 
shall be visually screened such that they are not visible from adjacent buildings or 
public areas.  Said screening shall be constructed in a manner that is consistent 
with the architecture of the building and shall utilize the same or complementary 
materials used in the construction of the building, such that the screening appears to 
be an integral part of the building.  Interior locations must be utilized where 
mechanically possible. Mechanical equipment visible from the Harsimus Branch 
R.O.W. shall utilize landscaped screening in addition to structural screening. 
 

xiii. All vents for air conditioning or heating units should be integrated into the window 
design such that vent grills and windows appear as a single unit. This is best 
achieved by lining up vent grills with the vertical or horizontal edge of the adjacent 
window and matching the window's length or width or using a spandrel panel to fill 
any voids. Façade materials shall not be interrupted to incorporate HVAC 
sleeves/vents. 
 

xiv. All trash receptacle areas associated with private development shall be located 
within buildings or parking structures. 
 

b. Building Material Regulations 
i. For the redevelopment area, a palette of materials including masonry, cementitious 

panels, brick, metal, and glass is suggested to be applied in a manner that respects 
the historic character and aesthetic of the Embankment structure and surrounding 
historic context. 
 

ii. Prohibited Materials: Mirrored glass, asphalt and asbestos shingles, aluminum lap 
siding, EIFS (Exterior Insulation Finishing Systems) and vinyl siding are prohibited 
for use on buildings.  
 

c. Building Roof and Rooftop Regulations 
The following standards shall apply to buildings with a gross floor area of 5,000 square 
feet or more. 
i. All major mechanical equipment located on any roof of a building shall be screened 

from view from all vantage points with a material harmonious to that used in the 
facade of the structure. The screening shall not impair the functioning of the 
equipment. Mechanical equipment visible from the Harsimus Branch R.O.W. shall 
utilize landscaped screening in addition to structural screening. 

 
ii. All electronic communication equipment shall be mounted in such a way that it does 

not negatively impact the appearance of the building nor create objectionable views 
as seen from surrounding structures or the future elevated R.O.W. 

 
iii. Roofs and Terraces: Any exposed roof visible from park/open space not 

programmed as terrace or amenity space shall be planted green roof or blue roof. 
Any private terrace or roof deck fronting park/open space that is not accessible by 
the general public shall be setback a minimum of 5ft from the building line. Such 
spaces shall provide appropriate fencing/parapet design and shall use landscaping 
to buffer the setback area. Fencing/screening of terraces and roof decks fronting 
park/open space shall not exceed 42” in height. 

 
iv. Reduce Urban Heat Island Effect: White/roof/light colors shall be used for roofing 

material and amenity deck floor finishes in order to reduce the urban heat island 
effect. 

v. Exposed Rain Gutters or leaders are prohibited. 
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d. Parking and Loading Requirements 
 

i. Required Parking Provisions - All new construction shall provide parking as follows: 
 
  
  
  
  
  
  
  
  
  
 

ii. Required parking shall be located off-street and shall be provided in the same 
building as the use.  Automated, mechanical stacker, and valet parking systems are 
permitted. 
 

iii. All parking structures are to be designed to disguise the parking use within. Utility 
rooms may occupy no more than fifteen (15%) percent of any single façade. Where 
an occupied active building use is not utilized to mask the parking within the 
building, the façade of the parking structure shall be designed to disguise the 
parking use to the greatest degree possible. The exterior wall of the parking 
structure shall be architecturally designed to mimic and reflect the occupied portions 
of the building in terms of style and materials. All openings in the parking structure 
facade openings shall be consistent with the rhythm of the window openings serving 
the principal uses within the building. They shall be covered by glass, metal, grilles 
or louvers in such a way that the exterior design is compatible with the rest of the 
building. No exposed garage uses shall be visible from the Embankment R.O.W. 
 

iv. All curbing shall be poured-in-place concrete or other suitable material such as 
Belgian block or granite curbing as approved by the Planning Board.  Asphalt 
curbing and/or anchored railroad ties are not permitted.  Curbs must run straight 
down to the asphalt roadway edge; gutter-pan type curbing is not permitted. 
 

v. Pedestrian entrances/accessways from the public sidewalk into parking structures 
shall be separated from the vehicular entrance and located such that the pedestrian 
pathway is not shared with the vehicular access.   
 

vi. Vehicular entrances to parking structures shall be designed as architecturally 
compatible openings in the façade of the building and shall not be merely gaps 
between buildings. There shall be no more than one (1) two-way egress OR two (2) 
one-way egresses per parking area/structure. A two-way egress shall be permitted a 
single curb cut not to exceed 20ft in width, and one-way entries shall be permitted a 
single curb cut not to exceed 10ft in width. Curb Cuts and driveways shall be 
designed as to be integrated into the sidewalk environment and shall prioritize the 
safety and public realm experience of the pedestrian.   
 

vii. When vehicles are parked in loading areas, a proper loading space shall be sized so 
that said vehicle is not encroaching upon the setback line. Developers shall 
demonstrate to the satisfaction of the Planning Board that sufficient off-street 
loading will be provided to meet the needs of the proposed use. 
 

viii. Electric Vehicle (EV) Parking Requirements 
a. A minimum of ten percent (10%) of total parking spaces shall be dedicated 

charging locations with Electric Vehicle Supply Equipment (EVSE) installed 

REQUIRED PARKING RATIOS TABLE 

Use Max. Parking 

Residential 0.5 spaces per unit 

Retail sales and services and all other 
types of commercial uses 

3/5,000 sq. ft. 
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including, but not limited to, a combination of Level One, Level Two EVSE or 
DC Fast Chargers.  

b. Within each parking structure, there shall be a minimum of twenty percent 
(20%) of the total parking spaces designated as EV charger ready. An 
acceptable EV charger ready parking space shall have pre-wiring of electrical 
infrastructure to facilitate future installation of EVSE. Site Plan applications 
shall include the proposed locations and indicate the number of EV and EV 
charger ready spaces provided.  

ix. Bike Parking shall be provided in conformance with the standards of the Land 
Development Ordinance, Chapter 345-70.  

x. Curb cuts, drop-off/pick-up locations, and on-street loading zones are not permitted 
on Division Street or Brunswick Street.  
 

VIII.   OTHER PROVISIONS FOR STATE AND LOCAL REQUIREMENTS 

The Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. requires that a Redevelopment 
Plan include an outline for the Planning, development, redevelopment or rehabilitation of the Project Area. 
The following statements are made as required under N.J.S.A. 40A12A-7: 
 
1. This Redevelopment Plan achieves the stated objectives of the Jersey City Master Plan by locating high 

density development in close proximity to mass transit facilities with low parking ratios to reduce the 
traffic impact of future high-density development. Other uses such as retail and commercial uses 
compatible with a mixed-use development pattern are permitted. 
 

2. This Redevelopment Plan provides for a list of permitted principal uses, as well as accessory uses and 
prohibited uses (all uses that are defined in the Land Development Ordinance that are not listed as 
permitted) in the Redevelopment Area. The plan also provides for density restriction by regulating 
maximum dwelling units and/or building bulk through the use of lots sizes, maximum height limits, use, 
as well as setback and stepback requirements and various design controls. 
 

3. The Plan Area does not currently include any housing units and therefore there are no residents or 
relocation within the Plan Area.  
 

4. Blocks 2-6, and portions of Block 7 and Block 8 are to be dedicated to the City of Jersey City in fee 
simple at no cost for use as public open space and trail system in conformance with an executed 
settlement agreement related to the ongoing litigation. No further acquisition is anticipated. 
 

5. Jersey City is designated as a "Planning Area 1" in the State Plan and is at the center of the Hudson 
County "urban complex." The development envisioned by this plan is in conformity with the "State 
Planning Act" P.L. 1985, c. 398 (C.52:18A-196 et al) as well as the master plan of Hudson County and 
all contiguous municipalities. 
 

6. Regarding removed units: No affordable units are identified to be removed as part of the implementation 
of this redevelopment plan. Currently, there are no residential dwelling units in the Plan Area. 
 

7. Regarding replacement units: No affordable units are identified to be removed as part of the 
implementation of this redevelopment plan. Currently, there are no residential dwelling units in the Plan 
Area. 

8. All applications for development shall abide by the review procedures required under the NJ Historic 
Places Act and any other applicable state-required reviews. 
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IX.   PROCEDURE FOR AMENDING THE PLAN 

1. The Plan may be amended from time to time upon compliance with the requirements of law. 
Amendments to this plan shall be contingent on review and recommendation from the Planning Board 
and the Historic Preservation Commission. A fee of ten-thousand dollars ($10,000), plus all costs for 
copying and transcripts shall be payable to the City of Jersey City for any request to amend this Plan.  
Any person, designated redeveloper, or other private entity requesting an amendment to this Plan shall 
pay these costs. 
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APPENDIX III 
JERSEY CITY ECOLOGICAL CORRIDOR REPORT 
(AS PROVIDED BY THE EMBANKMENT PRESERVATION COALITION) 
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-(56(<�&,7<�(&2/2*,&$/�&255,'25�5(3257

0PI��IghIs�
Qjs��E]Y]OQE<Y�
]ggQG]g�.Id]gj�hIgpIh�<h�gINIgI[EI�N]g�NkjkgI�GIpIY]dZI[j�dg]WIEjh�jP<j
QZd<Ej�]g�Ird<[G�kd][�jPI�[<jkg<YYs�]EEkggQ[O�IE]Y]OQE<Y�[Ijq]gXh�jP<j�EkggI[jYs�IrQhj�qQjPQ[��IghIs�
Qjs�
0PIhI�[Ijq]gXh�<gI�Z<Q[Ys�jPI��<hj�
]<hj��gII[q<s�¥�
�¦�dg]d]hIG�g]kjI�¥�<ghQZkh��g<[EP�<[G
�ZD<[XZI[j���IgOI[��gEPIh��<[G��hhIr��kGh][��gII[q<s¦�<[G�jPI�!]ggQh�
<[<Y��gII[q<s�<[G�!QYY

gIIX�0g<QY��gII[q<s�

+kgd]hI

0PQh�.Id]gj�OQpIh

● <�DgQIN�]pIgpQIq�]N�1gD<[��E]Y]Os

● <[�Q[GIr�]N�jPI�IrQhjQ[O�[<jkg<YYs�]EEkggQ[O�E]ZZk[QjQIh�qQjPQ[��IghIs�
Qjs�h�IE]Y]OQE<Y�E]ggQG]gh

<h�qIYY�<h�Q[�Y]E<Y�P<DQj<j�d]EXIjh��0PQh�Q[GIr�QGI[jQNQIh�jPI�EP<g<EjIgQhjQEh�]N�jPI�IE]Y]OQE<Y

E]ZZk[Qjs�jsdI��jPI�dgQZ<gs�pIOIj<jQpI�hdIEQIh��<[G�P<DQj<j�]dd]gjk[QjQIh�N]g�qQYGYQNI�

● YQhj�]N�NY]g<�<[G�N<k[<�QGI[jQNQIG�][�jPI��<ghQZkh��g<[EP�<[G��ZD<[XZI[j

0PI�Q[N]gZ<jQ][�Q[�jPI .Id]gj Ihj<DYQhPIh�<�D<hQh N]g�Y<[GhE<dI�GIhQO[�<[G�E]ggQG]g�Ird<[hQ][�<[G
Z<Q[jI[<[EI���0PI�E]ZZk[Qjs�jsdIh�<[G�hdIEQIh�jP<j�<gI�G]EkZI[jIG�PIgI�hP]kYG�DI�N]hjIgIG�j]
NkgjPIg�E][[IEj�<[G�hjgI[OjPI[�jPI�[<jkg<YYs�]EEkggQ[O�]dI[�hd<EI�IE]Y]OQIh�qQjPQ[��IghIs�
Qjs�
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0PQh�.Id]gj��qPQEP�Qh�EQjIG�Q[�jPI��<ghQZkh�
]pI�/j<jQ][�.IGIpIY]dZI[j�+Y<[�<h��ZI[GIG���dgQY�ÂÄ��ÃÁÃÃ
Ds�$gGQ[<[EI�ÃÃ�ÁÃÅ��Qh�j]�DI�khIG�Q[�jPI�GIhQO[�]N�jPI�Y<[GhE<dI�jP<j�Qh�j]�DI�<GGIG�<Y][O�jPI�N]gZIg
�<ghQZkh��g<[EP�gQOPj�]N�q<s�Q[�jPI�]dI[�hd<EI�<j�jPI�E]g[Ig�]N�!<gQ[�<[G�ÇjP�/jgIIj����j�Qh�<[jQEQd<jIG
jP<j�jPI .Id]gj qQYY�<Yh]�DI�khIG�Ds�GIpIY]dIgh�]N jPI�E]ggQG]gh�<[G�dgQp<jI�dg]dIgjs�<Y][O�jPI�E]ggQG]gh�

!IjP]G]Y]Os

0PI�Z<Q[�d<gj�]N�jPQh .Id]gj��jPI��E]Y]OQE<Y�
]ggQG]gh �[GIr� G]EkZI[jh�jPI�[<jkg<YYs�]EEkggQ[O
IE]Y]OQE<Y�E]ZZk[QjQIh�jP<j�P<pI�DII[�]DhIgpIG�<[G�QGI[jQNQIG�GkgQ[O�hkgpIs�<[G�h<ZdYQ[O
dg]Og<Zh�G<jQ[O�D<EX�j]�ÃÁÁÄ��0PI�D<hQh�N]g�jPI��[GIr�Qh� QDIgjs�/j<jI�+<gX�h�ÃÉÆ�<EgI�hkgpIs�<[G
h<ZdYQ[O�dg]Og<Zh��0PI .Id]gj <Yh]�Q[EYkGIh�<�[<jkg<YQhj�h hjkGs�]N�][I�DY]EX�]N�jPI��<ghQZkh
�g<[EP��ZD<[XZI[j�]pIg�N]kg�hI<h][h�Q[�ÃÁÁÃ�Ä�<[G�<�hkddYIZI[j<gs�YQhj�]N�NY]g<�Ng]Z�ÃÁÃÂ�

�[�ÃÁÃÂ��<�E]ZdYIjI�<IgQ<Y�hkgpIs�]N�jPI�IE]Y]OQE<Y�E]ZZk[QjQIh�N]k[G�qQjPQ[�jPI��<ghQZkh
�g<[EP�<[G�Qjh��ZD<[XZI[j���IgOI[��gEPIh��<[G��hhIr��kGh][��gII[q<s�E]ggQG]g�q<h
E][GkEjIG�<[G�G<j<�E<djkgIG�khQ[O�<Gp<[EIG�Gg][I�<[G�QZ<OQ[O�jIEP[]Y]Os��0PQh�<IgQ<Y�hkgpIs
gIdgIhI[jh�<�gIEI[j�hjId�Q[�][O]Q[O�gIhI<gEP�jP<j�QZdg]pIh�]kg�k[GIghj<[GQ[O�]N��IghIs�
Qjs�h
[<jkg<Y�I[pQg][ZI[j�

$pIg�jQZI�[<jkg<Y�I[pQg][ZI[jh�IZIgOI��Og]q��Ip]YpI��<G<dj��<[G�h]ZIjQZIh�GQh<ddI<g��0PQh
gId]gj���jPIgIN]gI���Qh�<�YQpQ[O�G]EkZI[j�jP<j�qQYY�E][jQ[kI�j]�GIhEgQDI�[Iq�IE]hshjIZh�jP<j�<gI
GQhE]pIgIG�<[G�hkgpIsIG�qQjPQ[��IghIs�
Qjs�<h�qIYY�<h�Q[E]gd]g<jI�EP<[OIh�qQjPQ[�jPI�IrQhjQ[O
�E]Y]OQE<Y�
]ZZk[Qjs��[GIr�

�j�Qh�NkYYs�gIE]O[QvIG�jP<j�jPI�IrQhjQ[O�[<jkg<YYs�]EEkggQ[O�dY<[j�E]ZZk[QjQIh�Q[EYkGI�hIpIg<Y�hdIEQIh�jP<j

<gI�E][hQGIgIG�Q[p<hQpI�Q[�"Iq��IghIs�<[G�[<jQ][<YYs��7PQYI�jPIhI�hdIEQIh�hP]kYG�[]j�DI�Q[EYkGIG�Q[�<

dY<[jQ[O�dY<[�N]g�<�NkjkgI�hQjI��jPIs�hP]kYG�DI�IrdIEjIG�j]�DIE]ZI�d<gj�]N�<�[<jkg<YYs�<hhIZDYIG�dY<[j

E]ZZk[Qjs�qQjPQ[�jPI�kgD<[�E][jIrj����h�hkEP�jPIs�]NjI[�dg]pQGI�IE]hshjIZ�Nk[EjQ][h�hkEP�<h�N]hjIgQ[O

jPI�hjgkEjkg<Y�N]gZ<jQ][�]N�h]QY�]g�jPI�hj<DQYQv<jQ][�]N�YIO<Es�E][j<ZQ[<[jh�qQjPQ[�jPI�h]QY����EEIdjQ[O�jPIQg

Q[IpQj<DYI�<ddI<g<[EI�qQjPQ[�jPI�E]ZZk[QjQIh�<[G�k[GIghj<[GQ[O�jPIQg�p<YkI�Qh�EgQjQE<Y�j]�jPI

Ihj<DYQhPZI[j�]N�gI<YQhjQE�IE]Y]OQE<Y�<hhIZDY<OIh�jP<j�qQYY�DI�gIhQYQI[j�<[G�jPgQpI�Q[��IghIs�
Qjs�h�EP<[OQ[O

EYQZ<jI�]pIg�jPI�[Irj�ÂÁÁ�sI<gh�

$pIgpQIq�]N�1gD<[��E]Y]Os

6Q<DYI�IE]Y]OQE<Y�hshjIZh IrQhj�qQjPQ[��IghIs�
Qjs� "<jkg<YYs�]EEkggQ[O�pIOIj<jQpI�E]ZZk[QjQIh�P<pI

E]Y][QvIG�jPI�<D<[G][IG�<gI<h�]N�]kg�EQjs��$pIg�jPI�d<hj�ÅÁ�sI<gh��k[GIgkjQYQvIG�PQhj]gQE�Y<[G�NI<jkgIh

<[G�Q[GkhjgQ<Y�hjgkEjkgIh�dg]pQGIG�Og]k[G�N]g�[Iq�jsdIh�]N�dY<EI�hdIEQNQE�IE]Y]OQE<Y�<hhIZDY<OIh�jP<j�<gI

k[QfkIYs�gIhd][hQpI�j]��IghIs�
Qjs�h�ZQEg]�EYQZ<jQE�E][GQjQ][h��0PIhI�kgD<[�N]gIhjh��ZI<G]qh�

hPgkDY<[Gh��<[G�Z<ghPIh�<gI�Z<jkgQ[O�<[G�<DYI�j]�jPgQpI�qQjP]kj�jPI�<hhQhj<[EI�]N�PkZ<[h�

0PIhI�IE]Y]OQE<Y�<hhIZDY<OIh�d]Q[j�j]�jPI�NkjkgI�]N�<[�]dI[�hd<EI�Q[QjQ<jQpI�jP<j�<YY]qh�g]]Z�N]g�jPI

dgIhIgp<jQ][�<[G�Ird<[hQ][�]N�<�[<jkg<YYs�]EEkggQ[O�qQYGIg[Ihh���<[��1gD<[��E]Y]Os��jP<j�<G<djh�j]�jPI

�
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<q<gI[Ihh��]N�[<jkgI�
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<�[<jkg<YYs�]EEkggQ[O�IE]Y]Os�j]�jPgQpI��Og]q��<[G�<G<dj�Qj�Zkhj�DI�E][[IEjIG�qQjP�Y<gOIg�[<jkg<Y

jIggQj]gQIh�jPg]kOP�E]ggQG]gh�jP<j�<YY]q�N]g�jPI�Q[jg]GkEjQ][��ZQOg<jQ][��<[G�EP<[OI�]N�hdIEQIh�]pIg�jQZI�

�IghIs�
Qjs�Qh�N]gjk[<jI�jP<j�qQjPQ[�Qjh�EQjs�YQZQjh�jPIgI�Qh�<�hkDhj<[jQ<Y�<Z]k[j�]N�PQhj]gQE<Y�g<QY��E<[<Y��<[G

d]gj�gQOPjh�]N�q<s�jP<j�<gI�qI<pIG�jPg]kOP�[IQOPD]gP]]Gh�<[G�E][[IEjIG�j]�Y<gOIg�[<jkg<Y�dgIhIgpIh�

!<[s�EQjQIh�[]�Y][OIg�P<pI�Q[j<Ej�Q[Ng<hjgkEjkg<Y�gQOPjh�]N�q<s�jP<j�Ekj�jPg]kOP�jPI�EQjs�h�Q[jIgQ]g�<[G

E][[IEj�I<hj��qIhj��[]gjP��<[G�h]kjP�[IQOPD]gP]]Gh��0PI�hkEEIhh�]N��IghIs�
Qjs�h��E]Y]OQE<Y�
]ggQG]g

gIYQIh�][�jPI�dgIhIgp<jQ][�]N�jPIhI�IrQhjQ[O�gQOPjh�]N�q<s�jPg]kOP�[IQOPD]gP]]Gh�j]�OgI<jIg�gIOQ][<Y

dgIhIgpIh�


kggI[jYs�jPIgI�<gI�jq]�dgQZ<gs�IrQhjQ[O�gQOPjh�]N�q<s�jP<j�hIj�jPI�N]k[G<jQ][�]N��IghIs�
Qjs�h��E]Y]OQE<Y


]ggQG]g��0PI�NQghj�Qh�jPI�g<QY�E]ggQG]g�]N�jPI��<ghQZkh��g<[EP�<[G�Qjh��ZD<[XZI[j���IgOI[��gEPIh��<[G

�hhIr��kGh][��gII[q<s��0PIhI�<D<[G][IG�g<QY�E]ggQG]gh�P<pI�OQpI[�YQNI�j]�<�g]Dkhj�[<jkg<Y�IE]Y]Os�jP<j

qQYY�DI�<�E][jQ[k]kh�[<jkg<Y�E]ggQG]g�jP<j�<YY]qh�N]g�Ip]YkjQ][�]N�Qjh�P<DQj<jh�]pIg�jQZI��0PQh�E]ggQG]g

E][[IEjh��<hj�<[G�7Ihj��IghIs�
Qjs�<[G�jPI��kGh][�.QpIg��hjk<gs�j]�jPI�!I<G]qY<[Gh�Z<ghPIh�<[G

qIjY<[Gh��0PI�hIE][G�Qh�jPI�!]ggQh�
<[<Y��gII[q<s�<[G�!QYY�
gIIX�0g<QY���j�E][[IEjh�"]gjP�<[G�/]kjP
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gIhkYj�Q[�<�GQpIghI�<gg<s�]N�IE]Y]OQE<Y�<hh]EQ<jQ][h���7<jIg�YIpIYh�NYkEjk<jI�qQjP�jPI�jQGIh�<[G�jq]

E]ZZk[Qjs�GIdjP�v][Ih�<gI�jsdQE<YYs�I[E]k[jIgIG��Â¦��jPI�hkDjQG<Y��dIgZ<[I[jYs�NY]]GIG��d]gjQ][�]N�jPI

EgIIX�<[G�Ã¦�jPI�Q[jIgjQG<Y�d]gjQ][�Q[EYkGQ[O�D<[Xh��<[G�ZQGEP<[[IY�D<gh�]g�jIgg<EIh�Ird]hIG�<j�Y]q�jQGI�

0sdQE<Y�NY]q�ZQEg]P<DQj<jh�Q[�<�NkYYs�GIpIY]dIG�EgIIX��Q[EYkGI�<Dk[G<[j�hY]q�NY]qQ[O�d]]Yh�E][[IEjIG�Ds

gk[h�qQjP�Y]E<YQvIG�jkgDkYI[j��N<hj�NY]qQ[O�gQNNYIh���0sdQE<Y�Ir<ZdYIh�Gg<Q[�jPI�q<jIgh�]N�hIZQGQkg[<YYs

jQG<YYs�NY]]GIG�E]<hj<Y�h<Yj�Z<ghPIh�]N�jPI�D<EX��D<ggQIg�]g�NQ[OIg�Z<ghP�jsdI��!]hj�jQG<Y�EgIIXh�NY]q�Q[��<

pIgs�hQ[k]kh�¥Q�I�� ZI<[GIgQ[O¦�d<jjIg[�jPg]kOP�< h<Yj�Z<ghP���YjP]kOP�jPI�pIgjQE<Y�D<[Xh�]N�jPI�EgIIX

<gI�gIOkY<gYs�Ig]GIG�<[G�hYkZd�Q[j]�jPI�EgIIX�D]jj]Z���jPI�d]hQjQ][�]N�jPI�EgIIX�DIG�Q[�jPI�Z<ghP�Qh�N<QgYs

hj<DYI�<[G�]rD]qh�<gI�g<gI��0PI�hQ[k]kh�ZI<[GIgh�]N��jPI�EgIIX�<gI�[]j�N]gZIG�Ds�gIEI[j�Ig]hQ][�]N�jPI

Z<ghP��g<jPIg�jPIs�<gI�jP]kOPj�j]�DI�gIYQEjh�]N�jPI��Gg<Q[<OI�EP<[[IYh�jP<j�qIgI�<EjQpI�Q[�jPI�jQG<Y�NY<jh

qPI[�jPI�h<Yj�Z<ghP�Og<hhIh�NQghj�DIE<ZI�Ihj<DYQhPIG�

7QGOI][�Og<hh�¥.kddQ<�Z<gQjQZ<¦�Qh�<Dk[G<[j�Q[��Dg<EXQhP j]�h<YQ[I�jQG<Y�EgIIXh��+Y<[jh�Q[EYkGI�jPI

Z<gQ[I�gIG�<YO<I�jkDIG�qIIG��¥+]YshQdP][Q<�hjgQEj<¦ <[G�D<[GIG�qIIG�¥
Ig<ZQkZ��hjgQEjkZ¦��$jPIg

EP<g<EjIgQhjQE�dY<[jh�<gI�jPI�Z<gQ[I��gIG�<YO<I�jkDIG�qIIG�¥+]YshQdP][Q<�GI[kG<j<¦���Og<EINkY�gIG�qIIG

¥�g<EQY<gQ<�jQXp<PQ<I¦��<[G /dsgQGQ<�NQY<ZI[j]h<� <[G�hIpIg<Y�Es<[]D<EjIgQ<��Q[EYkGQ[O �sGg]E]YIkZ

Ys[OD<EIkZ� �[<D<I[<��j]gkY]h<��<[G �OZI[IYYkZ�fk<GgkdYQE<jkZ�

0PI�N<k[<�Q[�jQG<Y�EgIIXh�Qh�GQpIghI��
P<g<EjIgQhjQE�NQhPIh�jP<j�P<pI��jPQh�GQhjgQDkjQ][�d<jjIg[�Q[EYkGI

�jY<[jQE�hQYpIghQGI��¥!I[QGQ<�ZI[QGQ<¦��ZkZZQEP]O ¥�k[GkYkh��PIjIg]EYQjkh¦��hjgQdIG�XQYYQNQhP�¥�k[GkYkh

Z<W<YQh¦���hPIIdhPI<G�ZQ[[]q�¥
sdgQ[]G][�p<gQIO<jkh¦� N]kghdQ[I�hjQEXYID<EX�¥�dIYjIh�fk<Gg<Ekh¦�

jPgIIhdQ[I��hjQEXYID<EX�¥�<hjIg]hjIkh�<EkYI<jkh¦� <[G��ZIgQE<[��IIY�¥�[OkQYY<�g]hjg<j<¦���g<EXQhP�j] h<YQ[I

jQG<Y�EgIIXh��<gI�<Yh]�kjQYQvIG�<h�[kghIgs�<gI<h�N]g�hIpIg<Y��QZd]gj<[j�Z<gQ[I�NQhPIh��Q[EYkGQ[O�qQ[jIg

NY]k[GIg��¥+hIkG]dYIkg][IEjIh�<ZIgQE<[kh¦��DY<EX�hI< D<hh��¥
I[jg]dgQhjQh�hjgQ<j<¦��DYkINQhP�¥+]Z<j]Zkh

h<Yj<jgQr¦��<[G�hjgQdIG�D<hh�¥!]g][I�h<r<jQYQh¦���gI<j DYkI�PIg][�¥�gGI<�PIg]GQ<h¦�<[G�IOgIjh�¥�OgIjj<

hdd�� 
<hZIg]GQkh�<YDkh¦�E]ZZ][Ys�NIIG�][�jPI�NQhP� 
]ZD�WIYYQIh�¥�Ig]I hdd�� ![IZQ]dhQh hdd�¦�<gI

E]ZZ][�dY<[Xj][�hdIEQIh��
]ZZ][�DI[jPQE�IdQN<k[<��Q[EYkGI�I<hjIg[�ZkG�h[<QY�¥"<hh<gQkh�]Dh]YIjkh¦�

G<OOIgDY<GI�Og<hh�hPgQZd�¥+<Y<IZ][IjIh�dkOQ]¦���Y][OqgQhj PIgZQj�Eg<D�¥+<Okgkh�Y][OQE<gdkh¦��<[G

E]ZZ][��jY<[jQE�hYQddIghPIYY�¥
gIdQGkY<�EgIdQGkY<¦� 
]ZZ][�DI[jPQE�Q[N<k[<�Q[EYkGI�[]gjPIg[�fk<P]O

¥!IgEI[<gQ<�ZIgEI[<gQ<¦��h]NjhPIYY�EY<Z�¥!s<��<gI[<gQ<¦� g<v]g�EY<Z�¥�[hQh�GQgIEjkh¦��<[G�D<ZD]]��q]gZh

¥+]YsEP<Ij<¦��$jPIg�EP<g<EjIgQhjQE�Z<gQ[I��Q[pIgjIDg<jIh�Q[EYkGI�DYkI�Eg<D�¥
<YYQ[IEjIh�h<dQGkh¦���P<Qgs�hI<

EkEkZDIg�¥/EYIg]G<EjsY<�DgQ<gIkh¦���jY<[jQE��P]ghIhP]I Eg<D�¥ QZkYkh�d]YsdPIZkh¦��<E]g[�q]gZ

¥�IZQEP]gG<j<¦��<[G�jIggIDIYQG�q]gZ�¥�ZdPQjgQjI hdd�¦�

/<Yj�/PgkD�¥//¦�

0PQh�E]ZZk[Qjs�Qh�GINQ[IG�Ds��GQ[OIg�Ij�<Y��¥ÃÁÂÅ¦�<h <�hPgkDY<[G�E]ZZk[Qjs�jP<j�N]gZh�jPI��IE]j][I

DIjqII[�h<Yj�Z<ghP�<[G�kdY<[G�pIOIj<jQ][���/<YQ[Qjs�YIpIYh�<gI�OI[Ig<YYs�Y]qIg�PIgI�jP<[�Q[�jPI��h<Yj

Z<ghP�<[G�jPkh�jIEP[QE<YYs�Dg<EXQhP��/<Yj�hPgkD�<gI<h�<gI��hYQOPjYs�PQOPIg�Q[�IYIp<jQ][�jP<[�jPI�h<Yj�Z<ghP�

/<Yj��hPgkD�G]Ih�[]j�khk<YYs�GIpIY]d�][�GIId�dI<j��!]gI��]NjI[��Qj�]EEkgh�][�<�jPQ[�¥Á�ÂÁ�EZ¦�Y<sIg�]N

dI<j��<[G��h]QYh�hP<gI�EP<g<EjIgQhjQEh�]N�D]jP�Ihjk<gQ[I�<[G��Z<gQjQZI�jIggIhjgQ<Y�hIjjQ[Oh��+IgQ]GQE

GQhjkgD<[EI��<hh]EQ<jIG�qQjP�hj]gZh�E<khIh�GQI�D<EX�]N�hPgkDh�


P<g<EjIgQhjQE hPgkDh <gI Og]k[GhIY�jgII ¥�<EEP<gQh P<YQZQN]YQ<¦� h<YjZ<ghP�IYGIg ¥�p< NgkjIhEI[h¦�

�
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<[G d<hjkgI g]hI ¥.]h< E<g]YQ[<¦� h<Yj ZI<G]q Og<hh ¥/d<gjQ[< d<jI[h¦� DY<EX�Og<hh ¥�k[Ekh OIg<gGQQ¦�
<[G hqQjEPOg<hh ¥+<[QEkZ pQgO<jkZ¦ <gI jsdQE<Y PIgDh� /<Yj hPgkD Qh <YZ]hj <Yq<sh G]ZQ[<jIG Ds �p<
NgkjIhEI[h ][ jPI Z<ghPq<gG IGOI ]N jPI E]ZZk[Qjs� ]NjI[ N]gZQ[O < hjk[jIG YI<GQ[O IGOI ]N jPI
E]ZZk[Qjs� �<EEP<gQh P<YQZQN]YQ< DIE]ZIh Z]gI G]ZQ[<[j ][Ys Q[ jPI ]YGIg� Z]gI GIpIY]dIG�
Y<[Gq<gG�hQGI��0PI�Y<[Gq<gG�hQGI�]N�h<Yj�hPgkD�Qh��khk<YYs�jPI�Z]hj�GQpIghI�

/<Yj hPgkD Qh khk<YYs dgIhI[j <h < YQ[I<g NI<jkgI <j jPI kddIg IGOI ]N < h<Yj Z<ghP Z<gXQ[O jPI
YQZQj ]N jPI PQOPIhj hdgQ[O <[G hj]gZ jQGIh qQjPQ[ < OQpI[ Ihjk<gQ[I D<hQ[� �[ <gI<h qPIgI jPI Y]E<Y
j]d]Og<dPs Qh [I<gYs YIpIY <[ IrjI[hQpI hPgkDY<[G� ]g Dg<EXQhP ZI<G]q Z<s ]EEkg� 0PQh E]ZZk[Qjs
Qh�]NjI[�Q[p<GIG�Ds��kg]dI<[�E]ZZ][�gIIG�¥+Pg<OZQjIh <khjg<YQh¦�

 ]q�/<Yj�!<ghP�¥ /!¦�

0PQh�E]ZZk[Qjs�Qh�GINQ[IG�Ds��GQ[OIg�Ij�<Y��¥ÃÁÂÅ¦�<h <�E]<hj<Y�Z<ghP�E]ZZk[Qjs�jP<j��]EEkgh�Q[

hPIYjIgIG�<gI<h�]N�jPI�hI<E]<hj��Q[�<�v][I��IrjI[GQ[O�Ng]Z�ZI<[�PQOP�jQGI�G]q[�j]�ZI<[�hI<��YIpIY�]g�j]

<D]kj�Ã�Z�¥Ç�Nj¦�DIY]q�ZI<[�PQOP�jQGI���j�Qh��gIOkY<gYs�NY]]GIG�Ds�hIZQGQkg[<Y�jQGIh��0PI�ZI<[��jQG<Y�g<[OI

]N�Y]q�h<Yj�Z<ghPIh�][� ][O��hY<[G�Qh��<D]kj�ÉÁ�EZ��<[G�jPIs�]NjI[�N]gZ�Q[�D<hQ[h�qQjP�<��GIdjP�]N�Â�Ç�Z

]g�OgI<jIg�

0PI�pIOIj<jQ][�]N�jPI�Y]q�h<Yj�Z<ghP�Qh�<�[I<gYs��Z][]hdIEQNQE�hj<[G�]N�E]gGOg<hh�¥/d<gjQ[<��<YjIg[QNY]g<¦�

<�E]<ghI�Og<hh�jP<j�Og]qh�kd�j]�<D]kj�Ä��Z�¥ÂÁ�Nj¦�j<YY��/<Yj�Z<ghPIh�qQjP�Y<gOI�jQG<Y�g<[OIh�<gI��]NjI[

G]ZQ[<jIG�Ds�jPI�j<YY�N]gZ�]N /d<gjQ[<��<YjIg[QNY]g<� qPQYI�jP]hI�qQjP�Z]gI�gIhjgQEjIG�jQG<Y��g<[OIh�qQYY

Z<Q[j<Q[�<�hP]gj�N]gZ /d<gjQ[<��<YjIg[QNY]g< v][I <[G�Og<GI�Q[j]�PQOP�h<Yj�Z<ghP��¥"QIG]qhXQ�ÃÁÁÁ¦����NIq

hdIEQIh�]N�Z<gQ[I�<YO<I�E<[��N]gZ�GI[hI�Z<jh�][�jPI�hkgN<EI�hIGQZI[jh�DIjqII[��jPI�E]gGOg<hh�hjIZh�

Q[EYkGQ[O�X[]jjIG�qg<EX��¥�hE]dPsYYkZ�[]G]hkZ¦�<[G g]EXqIIG�¥�kEkh��pIhQEkY]hkh¦��hI<�YIjjkEI�¥1Yp<

hdd�¦�<[G�P]YY]q�OgII[��qIIGh�¥�[jIg]Z]gdP< hdd�¦ E<[�DI�<Dk[G<[j���IhdIEQ<YYs�Q[�I<gYs�hkZZIg��$jPIg

dY<[jh�jP<j�<gI��dgIhI[j�Q[�pIgs�Y]q�[kZDIgh�Q[EYkGI�OY<hhq]gjh��¥/<YQE]g[Q<�GIdgIhh<��/��DQOIY]pQQ¦� h<Yj

Z<ghP�h<[G�hdkggs�¥/dIgOkY<gQ<�Z<gQ[<¦��<[G�hI<�DYQjIh ¥/k<IG< hdd�¦�

/IpIg<Y�DQgGh�jP<j�[Ihj�Q[�h<Yj�Z<ghPIh�Q[EYkGI��Z<ghP�qgI[�¥
Qhj]jP]gkh�d<YkhjgQh¦��h<YjZ<ghP�hP<gd�j<QYIG

hd<gg]q�¥�ZZ]Gg<Zkh�E<kG<Ekjkh¦��gIG�qQ[OIG�DY<EXDQgG ¥�OIY<Qkh�dP]I[QEIkh¦��DY<EX�Eg]q[IG�[QOPj

PIg][�¥"sEjQE]g<r�[sEjQE]g<r¦��
<[<G<��O]]hI�¥�g<[j< E<[<GI[hQh¦���ZIgQE<[�DY<EX�GkEX��¥�[<h�gkDgQdIh¦�

<[G�h]ZIjQZIh�EY<ddIg�g<QY�¥.<YYkh��Y][OQg]hjgQh¦ <[G�qQYYIj�¥
<j]djg]dP]gkh��hIZQd<YZ<jkh¦�¥"QIG]qhXQ

ÃÁÁÁ¦��!<[s�Z]gI�DQgGh��GIdI[G�][�h<Yj�Z<ghPIh�N]g�N]]G��hkEP�<h�OgII[�PIg][��¥�kj]gQGIh�hjgQ<jkh¦�

OgI<j�IOgIj�¥
<hZIg]GQkh�<YDkh¦���h[]qs�IOgIj�¥�OgIjj< jPkY<¦��OY]hhs�QDQh�¥+YIO<GQh��N<YEQ[IYYkh¦��jgII

hq<YY]q�¥0<EPsEQ[Ij<�DQE]Y]g¦��<[G��jIg[h�¥/jIg[< hdd�¦�¥"QIG]qhXQ�ÃÁÁÁ¦�

$jPIg�EP<g<EjIgQhjQE�h<Yj�Z<ghP�N<k[<�Q[EYkGI��NQGGYIg�Eg<Dh�¥1E<�dkOQY<j]g <[G 1��dkO[<r¦�[IhjQ[O�<Y][O

EgIIX�D<[Xh��gQDDIG�ZkhhIY�¥�IkXI[hQ<��GQZQhh<¦��<[G <j�PQOP�jQGI�ZkZZQEP]O�¥�k[GkYkh��PIjIg]EYQjkh¦�

<[G�hIpIg<Y�]jPIg�hZ<YY�NQhPIh�jP<j�YQpI��Q[�jPI�jQG<Y�EgIIXh�<j�Y]q�jQGI��
P<g<EjIgQhjQE�Z]YYkhEh�Q[EYkGI

E]NNIIDI<[�h[<QYh�¥!IY<Zdkh�DQGI[j<jkh¦�<[G��h<Yj Z<ghP�dIgQqQ[XYIh�¥ Qjj]gQ[<�Qgg]g<j<¦�

0PI�Y]q�h<Yj�Z<ghP�Qh�][I�v][I�qQjPQ[�<�E]<hj<Y��h<Yj�Z<ghP�IE]hshjIZ��Qj�]EEkgh�Q[�<�Z]h<QE�qQjP��hIpIg<Y

]jPIg�E]ZZk[QjQIh�� ]q�h<Yj�Z<ghP�Og<GIh��Q[j]�PQOP�h<Yj�Z<ghP�<j�hYQOPjYs�PQOPIg�IYIp<jQ][h��<[G��Q[j]

Q[jIgjQG<Y�ZkGNY<jh�<j�hYQOPjYs�Y]qIg�IYIp<jQ][h���/<Yjq<jIg�jQG<Y�EgIIXh�jP<j�Gg<Q[�jPI�h<Yj�Z<ghP�NY]q�Q[��<
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hQ[k]kh�d<jjIg[�jPg]kOP�jPI�Z<ghP��qQjP�<�[<gg]q��D<[G�]N�Y]q�Z<ghP�YQ[Q[O�jPI�D<[Xh�]N�jPI�h<Yjq<jIg

jQG<Y�EgIIXh��/P<YY]q�GIdgIhhQ][h��]g�d<[[Ih��Z<s��<Yh]�]EEkg�Q[�jPI�Y]q�Z<ghP�

.INIgI[EIh�

�E]Y]OQE<Y�
]ZZk[QjQIh�]N�jPI�/j<jI�]N�"Iq�9]gX����gIO]gs�����GQ[OIg���ÃÁÁÃ

�kGh][�.<gQj<[��hjk<gs��[pQg][ZI[j<Y�.Ihj]g<jQ][�/jkGs���1/��gZs�
]gdh�]N��[OQ[IIgh����g<[X���
�<YY<OPIg���ÃÁÁÅ

�E]Y]OQE<Y�
]ZZk[QjQIh�]N�jPI�/j<jI�]N�"Iq�9]gX��/IE][G��GQjQ][����gIO]gs�����GQ[OIg���������p<[h��/P<[I
�ID<kIg��0QZ]jPs�����]q<gG���<pQG�!���k[j���GIYI�!��$YQpIg]� �ÃÁÂÅ

�jj<EPZI[jh�

�ZD<[XZI[j�"<jkg<YQhj�h�/jkGs���"<[Es�/Y]qQEX

�<ghQZkh��g<[EP�<[G��ZD<[XZI[j�/dIEQIh� Qhj����g<[X��<YY<OPIg

�
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Naturalist’s Study of One Embankment Block in Four Seasons, 2002-3 
 

In 2002-3, Nancy Slowik, a naturalist and Director of  Greenbrook Sanctuary in the Palisades Park System, made a 

site visit to one block in each of four seasons.  This block was at the time, from a distant visual perspective, the most 

degraded and least self-seeded of the six elevated Embankments.  Her observations are summarized below. 

 

 
Pennsylvania Railroad Harsimus Stem Embankment 

Botanical and Animal Survey 
By Nancy Slowik, Director/Naturalist, 

Greenbrook Sanctuary, Palisades Park System  
 

Description of Site:  Easternmost Block of Embankment, from First Site Visit, April 10, 2002 
This old field-meadow has a nice mix of native grasses and herbs that are beneficial to wildlife. However, the alien 

species need to be removed in the near future or at least controlled, since they will take over this habitat if left 

unmanaged. While visiting the site we observed several birds and insects utilizing the field. 

 

As open space declines, preservation of these areas becomes a high priority, particularly in densely populated 

counties such as Hudson. The location along the waterway makes this site even more valuable as a stopover for 

migratory bird and insect life. Open meadow-old fields have become rare in this area as farmland and vacant lots 

give way to development. This open space offers a unique opportunity to create and maintain an old field-meadow 

habitat enhanced with a buffer planting of native shrubs and trees along the perimeter, that can provide fruits and 

seed for migratory birds as well as nectaring plants for migrating butterflies. 
 
List of Botanical Species Observed on Four Site Visits During 2002-2003 
 

Species    Common Name  Growth Form Date Observed 
 

Ailanthus altissima  Ailanthus*   Tree    4/10/02 

Andropogon virginicus  Broom-sedge  Grass    4/10/02 

Apocyancum spp.  Dogbane  WF    6/25/03 

Artemesia vulgaris  Mugwort*  WF    4/10/02 

Asclepias syriaca   Common Milkweed WF    5/22/02 

Aster pilosus   Heath Aster  WF  11/12/03 

Capsella bursa-pastoris  6KHSKHUG¶V�3XUVH
 WF    5/22/03 

Catalpa bignonioides  Southern Catalpa  Tree    6/25/03 

Daucus carota  4XHHQ�$QQH¶V�/DFH
 WF    4/10/02 

          6/25/03 

Erigeron spp.   Daisy Fleabane  WF    5/22/02  

          6/25/03            

Eupatorium hyssopifolium  Hyssop-leaved Boneset WF  11/12/03 

Eupatorium serotinum  Late-flowering Boneset WF  11/12/03 

Euthamia graminifolia  Grass-leaved Goldenrod WF  11/12/03 

Hieracium florentinum  Smooth Hawkweed* WF    5/22/02 

          6/25/03 

Hypochocris radiata  &DW¶V�(DU  WF    6/25/03 

Linaria Canadensis  Blue Toad Flax  WF    5/22/02   

          6/25/03 

Medicago lupulina  Black Medick*   WF    5/22/02 

          6/25/03 

Melilotus alba   White Sweet Clover* WF    5/22/03 

Melilotus officinalis  Yellow Sweet Clover* WF    6/25/03 

Oenothera biennis  Evening Primrose WF    6/25/03 

Panicum virgatum  Switchgrass  Grass    4/10/02 

Plantago lanceolata  English Plantain* WF    5/22/03 

Polygonatum cuspidatum  Japanese Knotweed* WF    4/10/02 
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Prunus virginiana   Chokecherry  Tree    5/22/03 

Pyrus spp.   Pear*   Tree    4/10/02 

Quercus palustris   Pin Oak   Tree    5/22/03 

Solidago juncea   Early Goldenrod   WF  11/12/03 

Solidago rugosa   Rough-stemmed Goldenrod  WF  11/12/03 

Sonchus spp.   Sow-thistle  WF    5/22/02 

Stellaria graminea  Lesser Stitchwort WF    5/22/03 

Trifolium pratense  Red Clover*  WF    6/25/03 

Trifolium repens   White clover  WF    5/22/02 

          6/25/03 

   British Soldier Lichen        Lichen                 11/12/03 

 

 

Birds 
Northern Mockingbird  4/10/02, 5/22/02 

Black-capped Chickadee  4/10/02 

Eastern Phoebe  4/10/02 

Rock Dove  4/10/02 

European Starling  4/10/02 

Barn Swallow  5/22/02 

Tree Swallow  5/22/02 

Gray Catbird  5/22/02 

Chimney Swift  5/22/02 

Common Yellowthroat Warbler  5/22/02 

 

 

Insects 
Dragonfly  4/10/02 

$QJOHZLQJ�%XWWHUIO\��GLGQ¶W�JHW�ZKLFK�VSHFLHV������������������ 

Preying Mantis egg case  4/10/02 

 

______________________________________________________________________ 

 

 

Additional Observations.  Though they do not appear on the list RI�REVHUYHG�VSHFLHV�LQ�0V��6ORZLN¶V�VWXG\��LW�LV�
common local knowledge that the Embankment hosts monarch butterflies and migratory birds. Anecdotal reports 

from residents overlooking the Embankment or alleys associated with the Embankment report additional species, 

including urban brown snake, red-tailed hawks, and opossums, and a wild turkey has been photographed atop an 

Embankment block.  Our area is part of the Atlantic Flyway, and it would be expected that migrating species use the 

site.  It is also within a mile of roosting sites for peregrine falcons.  In October 2010, a ten-point buck became a 

media star when it emerged from Embankment grade-level property at Newark Avenue and raced up Newark to 

Exchange Place, leapt into the Hudson River, and made its way to Governors Island, where it was tranquilized and 

removed to a Staten Island preserve.   Audubon members who visited the site in 2014 identified chimney swifts 

flying over the site.  

 

Because the owners to date have not enabled access to the site, an in-depth study of the flora and fauna there is still 

needed. 
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PLANNING BOARD PRESENTATION
EMBANKMENT RDP’S | OCT 2022
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01 EMBANKMENT HISTORY INTRODUCTION + PURPOSE

LAND USE HISTORY

 Originally used as hunting and fishing lands for 
Lenni Lenape tribe 

 Early 1800’s: Mill Creek was removed to allow 
for the construction of the New Jersey Railroad 
(later known as the Pennsylvania Railroad) and 
eventually the portion of the rail known as the 
Harsimus Branch

 Early 1900’s: The elevated Embankment 
structure hosting seven tracks replaced a two-
track trestle

 Heavy rail traffic continued into the post World-
War-II period, with cessation of rail activities 
happening in early 1990’s

 1998: City started the redevelopment process + 
the Coalition was formed to preserve the 
resource
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01 EMBANKMENT HISTORY INTRODUCTION + PURPOSE

LEGAL HISTORY

 999-year lease from NJ Railroad by PRR

 Railroad bankruptcies resulted in federal reorg; 
Harsimus Branch goes to Conrail as operating 
rail road still regulated by ICC, later STB

 Conrail sells part of regulated rail line to 
developer under names of 8 LLCs

 City of Jersey City, Embankment Coalition, 
Rails to Trails petition STB

 STB finds in favor of City et al., appeals ensue 
until federal courts decides Branch is a 
regulated line

 Numerous settlement attempts, all parties 
signed term sheet in 2019 and process came 
close to settlement. Conrail walked away

 City has decided to take move Plan forward, 
changing land use in alignment with much of 
what would have been achieved in settlement

 This Redevelopment Plan and subsequent 
JCRA contracts can only be effectuated if STB 
decides rail abandonment can proceed.
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01 EMBANKMENT HISTORY INTRODUCTION + PURPOSE

PLANNING PROCEDURE

 Easternmost Block is currently in 
the Luis Marin Blvd RDP. 
Remaining Blocks will be guided 
under a new RDP.

 Settlement negotiations ongoing 
since 2018. Fully executed term 
sheet in 2019 (has allowed City to 
proceed with study/designation/ 
RDP)

 Study for “Area in Need of 
Redevelopment” of a larger scope 
of land completed in Spring 2021

 Current Draft RDP has been 
undergoing writing/review since 
Winter 2022
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01 REDEVELOPMENT PLAN PURPOSE INTRODUCTION + PURPOSE

LOCAL CONNECTIONS

 Potential to tie into Bergen Arches 
Vision and create key off-road link 
between Downtown and the Hill

 Diversify the bike/ped experience 
for JC residents by opening up 
accessibility to unique conditions 
and vantage points

REGIONAL CONNECTIONS

 Key component in completing trail 
connections from western NJ 

 Ideal positioning for connections to 
NYC region
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SHIFT OF BLOCK 1 
REDUCED MAX 
HEIGHT TO 45 

STORIES

ALTERNATIVE 2:
ONE TOWER ALTERNATIVE
(TALLER HEIGHT, LESS TOTAL BULK)

ALTERNATIVE 1:
TWO TOWER ALTERNATIVE
(LOWER HEIGHT, MORE BULK)

VIEW LOOKING EAST
(TOWARD MANHATTAN)

VIEW LOOKING NORTH
(TOWARD HOBOKEN)

VIEW LOOKING NORTH
(TOWARD HOBOKEN)

01 COMMUNITY ENGAGEMENT - WHAT WE HEARD FEEDBACK

VIEW LOOKING EAST
(TOWARD MANHATTAN)

V
V

“ …WHAT AN INCREDIBLE 
RESOURCE THE EMBANKMENT 

COULD BE, AND IT IS THIS 
NATURAL SPACE THAT WILL 
TRULY HELP SOLIDIFY JC'S 

REPUTATION. ”

“ WHY NOT HAVE THE 

BLOCK 1 PUBLIC 
R.O.W. 

ON THE SOUTH SIDE 
OF THE BLOCK? ”

76%
OF RESPONDENTS
WERE COMFORTABLE 
WITH THE INTRO. OF A 
ONE-TOWER SCHEME

MEETING I
MAY 18, 2022

235 REGISTRANTS

120 ATTENDEES
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MEETING II
SEPT 07, 2022

191 REGISTRANTS

127 ATTENDEES

COMMUNITY ENGAGEMENT - PRELIMINARY VISIONING OPEN SPACE PROGRAMMING FEEDBACK01

WHEN THE EMBANKMENT IS BUILT
HOW WILL YOU USE THIS OPEN SPACE?

Photo courtesy of Reena Rose Sibayan | The Jersey Journal

WHAT EMBANKMENT QUALITY 
EXCITES YOU MOST?

WHAT NATURE-BASED PROGRAMS 
WOULD YOU LIKE TO SEE HERE?

WHAT WOULD YOU LIKE TO SEE IN 
THE BLOCK 7 STRUCTURE?

WHEN THE EMBANKMENT IS BUILT HOW 
WILL YOU USE THIS OPEN SPACE?

1. THE NATURAL LANDSCAPE
2. THE CONNECTION TO THE EAST 

COAST GREENWAY 
(REGIONAL WALKWAY/BIKEWAY)

3. THE UNIQUE EXPERIENCE + 
PERSPECTIVE OF AN ELEVATED TRAIL

4. THE HISTORY
5. THE ABILITY TO TRAVEL EFFICIENTLY 

OFF-ROAD
6. OTHER

1. WILDLIFE OBSERVATION 
PLATFORMS

2. ENVIRONMENTAL ART
3. OUTDOOR CLASSROOMS
4. SMALL SEATING NODES FOR 

READING, INTROSPECTION, 
CONVERSATION, ETC.

5. GUIDED “ARBORETUM” EXPERIENCE 
TO LEARN ABOUT THE FLORA AND 
FAUNA ALONG THE TRAIL

6. OTHER

1. COMMUNITY GREENHOUSE 
GARDEN

2. COMPOST STATION
3. NATURE/INTERPRETIVE CENTER 

SPACE
4. COMMUNITY CENTER / GALLERY 

SPACE
5. OTHER

1. SOCIAL ENJOYMENT WITH FAMILY 
+ FRIENDS

2. RECREATIONAL WALKING / HIKING / 
BIKING

3. QUIET ENJOYMENT – SITTING, 
READING, OBSERVING PLANTS, 
BIRDS, BUTTERFLIES

4. GETTING FROM ONE PLACE TO 
ANOTHER ON A SAFE, OFF-ROAD 
ROUTE

5. OTHER
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LUIS MUNOZ MARIN BOULEVARD
RDP AMENDMENTS | OCT 2022
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02 BIFURCATED APPROACH APPROACH

PLANNING PROCEDURE

 Easternmost Block is currently in the Luis Munoz Marin Blvd 
RDP. This Plan will be simultaneously amended to remove 
Block 1 from this boundary and remove all associated 
language pertaining to development rights on this Block.

 Current development rights for the block to be utilized with 
minor design standard changes. 

 Zoning is still subject to an executed settlement agreement 
between parties of ongoing litigation, contingent upon 
transfer of Blocks 2-8 to the City for open space.

BLOCK 1

DEVELOPMENT
STANDARD

CURRENT DEVELOPMENT 
RIGHTS (LMMB RDP)

MAX. DENSITY
400 units (residential)
200 rooms (hotel)

MAX F.A.R 11.25:1

MAX. HEIGHT
35 + 45 stories, 2 Towers
45 stories, 1 Tower

URBAN FORM
Podium base (parking)
Tower above w/ setbacks
30ft public r.o.w. on podium roof
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02 BLOCK 1 BULK UPDATE DENSITY + BULK DEFINITIONS

BULK DEFINITIONS

 Parking Base: The Tower shall be constructed on a parking 
base. The portion of the roof of the parking base including 
the 30’ wide public walkway abutting the northern 
property line shall be at an elevation equal to the surface 
elevation of the top of the next embankment segment west 
of this site. 

 Base Roof Deck: Also referred to as the roof of the parking 
and the public plaza level. The Base Roof Deck shall be 
equal to the entire lot area, minus the area covered by the 
tower and the amenity extensions. The roof shall be a 
landscaped roof and it shall contain public and/or 
private open space, may contain restaurant(s) with indoor 
and outdoor seating, and shall contain a decorative and 
well-appointed open public walkway. The walkway shall 
span the length of the block and be no less than thirty 
(30) feet wide at its most narrow point. 
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02 BLOCK 1 BULK UPDATE BULK DEFINITIONS

BULK DEFINITIONS

 Tower Element: The tower footprint dimension shall be no 
larger than 210 x 75. The tower footprint shall be permitted 
45 stories plus a three (3) story extension to house 
hotel uses, residential DU, retail service or restaurant.  
The roof of these extensions shall house the private hotel 
and residential amenities. But the building coverage of the 
tower and extensions shall not be greater than fifty percent 
(50%) of the lot area.

o The tower shall be elegantly designed with a 
significant top and varied decorative spine of 
metal, glass, brick or stone or a combination of these.

o The tower element shall have a minimum step back 
from the south, east, and west property lines of 15 
feet.

DEVELOPMENT
STANDARD

CURRENT
DEVELOPMENT RIGHTS

PROPOSED
DEVELOPMENT RIGHTS

TOWER 
DIMENSIONS

105 FT X 75 FT, 2 Towers *210 FT X 75 FT, 1 Tower

*ALLOWS FOR SAME TOWER LENGTH COMBINED INTO 1 FOOTPRINT
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02 BLOCK 1 UPDATE SETTLEMENT PARAMETERS

DEVELOPER CONTRIBUTIONS

 A 30 foot wide public access easement from the 
northern property line of Block 1 for a public walkway 
and bikeway referred to as the Embankment 
R.O.W. which is to be located on top of the building’s 
Parking Base

 Public access to the walkway shall be constructed 
simultaneous with the first phase of any site 
development or site use and be provided via a 
grand stairway from Luis Munoz Marin 
Boulevard 

 A steep ramped bicycle channel shall be 
provided adjacent to the stair to accommodate 
bike carrying or guiding.  

 Decorative screening and enclosure of the 
parking level is required.

 Construction of a bridge, a minimum of 15’ 
wide,  connecting this walkway segment to 
the next embankment segment west of this 
site.

 Handicapped access shall be constructed 
simultaneously with the first phase of any 
site development or site use to the plaza 
level via the parking base elevator. 
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02 HISTORIC PRESERVATION – LUIS MUNOZ MARIN BLVD RDP HISTORIC PRESERVATION STANDARDS

BLOCK 1 – GUIDING PRINCIPALS

 Block 1 of the Embankment has the least amount of 
existing historic fabric remaining

 This plan emphasizes retaining the most intact historic fabric 
and removing less intact fabric to accommodate 
development of the block

 Remaining embankment structure to be incorporated into 
new development and act as a visual transition to remaining, 
intact, embankment blocks

MEANS AND METHODS

 All work on existing historic fabric will be guided by the 
Secretary of the Interior’s Standards for the Treatment of 
Historic Properties, the City’s Historic Design Standards, 
and applicable Preservation Briefs

 JCHPC and its Staff will review and approve all work on 
Block 1

PRESERVATION STANDARDS – HISTORIC MATERIALS

 Focuses on restoration of the embankment stones that will 
remain on site and protect against any adverse effects as a 
result of development

 Provides guidance on appropriate materials that directly 
abut the remaining historic fabric

PRESERVATION STANDARDS – NEW ELEMENTS
 All new bridges between embankment blocks shall be of a 

modern design, that may visually refer to the previous 
historic trusses, but shall not copy or reconstruct them 

 All new stairs shall be of a modern design
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SIXTH STREET EMBANKMENT 
REDEVELOPMENT PLAN | OCT 2022
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01 PLAN OVERVIEW
PLAN AREA + GENERAL PURPOSE
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01 PLAN OVERVIEW PLAN AREA

HAMILTON 
PARK

ENOS 
JONES
PARK

ROBERT
CLEMENTE

FIELD

MARY
BENSON

PARK

Page 62 of 104



01 PLAN OVERVIEW PLAN VOCABULARY

WHAT’S THE 
EMBANKMENT STRUCTURE?
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01 PLAN OVERVIEW PLAN VOCABULARY

WHAT’S THE 
EMBANKMENT STRUCTURE?
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01 PLAN OVERVIEW PLAN VOCABULARY

WHAT’S A STANCHION?

WHAT’S A 
STANCHION?
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01 PLAN OVERVIEW PLAN VOCABULARY

WHAT’S A 
STANCHION?
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01 PLAN OVERVIEW BOUNDARY MAP
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01 PLAN OVERVIEW BLOCK IDENTIFICATION MAP
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01 PLAN OVERVIEW GOALS + OBJECTIVES

GENERAL PURPOSE OF THE PLAN:

To redevelop the Plan Area as to protect the historic 
asset and increase access to open space for 
residents of the City and create a continuous 
publicly accessible R.O.W. for bicycle and 
pedestrian use.

OBJECTIVES OF THE PLAN

 To preserve and rehabilitate the existing 
Embankment structures on Blocks 2 through 6, as to 
secure their structural stability while protecting their 
historic character.

 To preserve the remaining Embankment stanchions
on Blocks 7 and 8, as to protect their historic character.

 To adaptively re-use the Embankment structures 
within the Harsimus Branch Corridor on Blocks 2 
through 6 through the development of an open space 
and trail system for public use rooted in ecological 
conservation and passive/active recreational 
programming. Future park and trail design should 
include consultation with the Embankment Preservation 
Coalition.

 To re-establish the Harsimus Branch R.O.W. to 
create a continuous, elevated corridor for open 
space, trail, and passenger rail, as well as at-grade 
park and open space on portions of Block 7. Future 
park and trail design should include consultation with 
the Embankment Preservation Coalition.

 Wherever possible, to preserve and enhance the 
established natural environment and flora that has 
become a naturally seeded ecological corridor while 
allowing for environmentally conscious public use 
and enjoyment of the open space atop the 
Embankment structures.

 To establish critical bicycle and pedestrian 
connections through sustainably designed off-road 
corridors that serve local needs and expand links to 
larger regional networks as consistent with the OURJC 
Master Plan Vision and the Open Space Element of the 
Jersey City Master Plan.

 To redevelop the Plan Area in a manner that will allow 
for infill of a residential/mixed-use development on 
a portion of Block 7 of the Plan.
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01 PLAN OVERVIEW DISTRICT MAP
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01 PLAN OVERVIEW PLAN AREA

HAMILTON 
PARK

ENOS 
JONES
PARK

ROBERT
CLEMENTE

FIELD

MARY
BENSON

PARK

LEGEND

RDP BOUNDARY

ZONE 1: HBC

ZONE 2: MU-MR
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01 PLAN OVERVIEW LAND DEDICAITON MAP

AS REGULATED 
UNDER

LMMB RDPPage 72 of 104



02 ZONE 1 : HARSIMUS BRANCH CORRIDOR
REQUIREMENTS + GUIDELINES
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02 ZONE 1 LAND USE GOALS + OBJECTIVES

 All storage sheds or other facilities necessary for maintenance 
equipment are limited to eight (8) feet in height and shall be 
designed and/or located as to be minimally visible from the 
street level below. Landscape screening is encouraged to limit 
visibility from the pedestrian walkway/bikeway.

 A single accessory structure may be permitted at the street 
level of Block 7 and shall be limited to a maximum of fifteen 
(15) feet in height. The structure shall be located toward the 
northeast corner of the block, but shall not impede future 
implementation of a stair or elevator to an elevated bike/walkway. 
Said structure shall not exceed 450 square feet. Programming 
of the structure should be sustainability-oriented and/or rooted 
in conservational/educational purposes, as relevant to the 
historic Harsimus Branch Railway Corridor, the existing 
embankment structures, and other relevant 
ecological/sustainable characteristics of the trail system and 
general region.

 Future design and programming of all Zone 1 portions of the Plan 
shall be developed through a larger community-driven 
engagement and visioning process. Engagement should 
include consultation with the general public, relevant local and 
regional stakeholders, and the Embankment Preservation 
Coalition.

GENERAL PURPOSE OF THE ZONE:

The purpose of this zone is to preserve and adaptively 
reuse the existing historic Harsimus Branch Rail Line 
and Embankment structures within the Plan Area to 
create a continuous elevated open space and trail 
system running along the south side of Sixth Street 
from Manila Avenue moving west to Division Street, 
across Newark Avenue to the western boundary of Block 
10901 Lot 120. 

PERMITTED PRINCIPAL USES

 Open Space, Trail, and Parks
 Light rail and/or trolley rights-of-way
 Light rail and/or trolley stations and platforms

PERMITTED ACCESSORY USES

 Facilities commonly associated with open space to 
serve the general public or for maintenance purposes

 Display of public art
 One accessory structure, limited to the at-grade street 

level of Block 7
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02 ZONE 1 REQUIREMENTS GOALS + OBJECTIVES

 All blocks within Zone 1 shall provide for a 
continuous, ADA compliant public walkway and 
bikeway. 

 All blocks within Zone 1 shall provide pedestrian-
scaled lighting within the at-grade and elevated 
open space consistent with standards for public 
open space as approved by Jersey City Department 
of Infrastructure. 

 All bridges connecting Blocks 1 through 7 of the Plan 
shall be ADA accessible. Bridges shall be 
multimodal to accommodate bicycle and pedestrian 
uses.

 Open Space improvements shall, to the extent 
practicable, limit the removal of mature tree 
canopy.

 Open Space planting design shall consider 
appropriateness of species and mature size / root 
spread of existing and new plantings as to not 
jeopardize the structural stability and long-term 
care of the embankment structure. 

 All mechanical and utility equipment shall be located in such a 
way that it is screened from public view and access in 
conformance with Jersey City Land Development Ordinance 
standards and shall utilize additional landscape buffers around 
the screening perimeter.

 All streetscapes shall be appropriately lit and shall be designed in 
accordance with the Jersey City Forestry Standards as well as 
Department of Traffic and Transportation and Division of 
Engineering standards.

POTENTIAL FOR OVER 
60 NEW STREET TREES 
ALONG SIXTH STREET 

CORRIDOR
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02 ZONE 1 DESIGN GUIDELINES GOALS + OBJECTIVES

 Open Space planting design on all blocks should 
reference Appendix III: Jersey City Ecological 
Corridor Report for sustainable planting species with an 
emphasis on plant material that brings performative 
ecological value.

 The envisioned open space and trail system should 
acknowledge the naturally seeded forest that has 
established along the Harsimus Branch Ecological 
Corridor. Improvements should be designed in such a 
way that respects the nature-forward character of the 
Branch while emphasizing sustainable, low-impact 
programming throughout Zone 1, as to enhance public 
enjoyment while minimizing the impact of new/additional 
infrastructure on the historic resource and natural site. 

 Future design and programming should concentrate 
traditional open space programming such as 
playgrounds, outdoor classrooms, seating nodes, 
etc. to Blocks 2 and 6 and at-grade portions of 7 and 8, 
allowing for Blocks 3-5 to prioritize the preservation 
of the ecological corridor and forest environment.

 Any new program elements integrated into the open 
space and trail design should emphasize use of 
natural and sustainable materials to the maximum 
extent practicable. Material selection should consider 
impacts of energy and carbon waste in manufacturing 
processes. Long-lasting materials that weather but do 
not easily wear should be prioritized with installation 
and maintenance costs considering the full life of the 
material.

 Lighting design should provide adequate lighting to 
meet all necessary safety standards while minimizing 
size, visibility, and structural impact on the historic 
resource. Emphasis should be on the light itself, not 
decorative fixtures. 

 All necessary fencing should be designed to be as 
minimal as possible in both scale and extent of 
application.

 The adjacent streetscape should utilize alternative 
materials to maximize permeability at the base of the 
Harsimus Branch while establishing all necessary 
safety standards for ADA compliant sidewalk networks. 
Porous materials that support pedestrian use and 
accessibility to all are encouraged and preferred.
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02 ZONE 1 - HISTORIC PRESERVATION STANDARDS HISTORIC PRESERVATION STANDARDS

ZONE 1 GUIDING PRINCIPALS 

 Blocks 2-6 has the most historic embankment structure 
fabric intact

 HP Standards in this plan require restoring and 
rehabilitating the structure for incorporation into an 
elevated open space and trail system

 Honoring the existing natural use of the embankment 
structure that has developed over time has become 
significant in its own right. 

 No demolition or removal of the embankment structure is 
permitted on Blocks 2-6

MEANS AND METHODS

 All work on existing historic fabric will be guided by the 
Secretary of the Interior’s Standards for the Treatment 
of Historic Properties, the City’s Historic Design 
Standards and applicable Preservation Briefs, with 
JCHPC review and approval on all work

PRESERVATION STANDARDS – HISTORIC MATERIALS

 Requires restoration and rehabilitation of the embankment 
structure and protects against any adverse effects as a result of 
development

 Provides guidance on appropriate materials that directly abut the 
remaining historic fabric

PRESERVATION STANDARDS – NEW ELEMENTS

 All new bridges between embankment blocks shall be of a 
modern design, that may visually refer to the previous 
historic trusses, but shall not copy or reconstruct them

 All new stairs or elevators shall be of a modern design

 New structures, to support the new use of the site, shall be of a 
modern design and designed in context of the site. New 
structures shall be designed and sited in a way that reduces, 
minimizes, and, preferably, eliminates their visibility from any 
public right of way at street-level. 

 Any new bridges, stairs, structures, etc. need to be designed and 
installed in such a way that they are removable and will not 
cause an adverse effect to the existing historic fabric. 
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03 ZONE 2
UPDATE ON MU-MR DEVELOPMENT
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03 ZONE 2 STANDARDS QUALIFYING CRITERIA

 This district is limited to portions of Block 7, Lots 1-8 
of the Redevelopment Plan as identified on Map 3: 
District Map

 The purpose of this zone is to permit one (1) project 
by one (1) Redeveloper for infill development with 
a mixture of uses, high quality building design 
and an intensity of development compatible with 
the scale of the surrounding NC District in order to 
allow for and facilitate the transfer of lands along the 
Sixth Street Embankment to the City of Jersey City 
and the development of same as public parkland and 
open space.  

 The provisions of the Zone 3: Mixed-Use Mid-Rise 
District (“MU-MR”) shall only apply to the 
Designated Redeveloper. 

 15% onsite affordable requirement in conformance 
with the Jersey City Inclusionary Zoning Ordinance
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03 ZONE 3 STANDARDS SETTLEMENT PARAMETERS

DEVELOPER REQUIREMENTS

The provisions of Zone 3: Mixed-Use Mid-Rise District are 
contingent upon a perfected subdivision creating two (2) new 
lots based on the following conditions as represented in 
Appendix II Exhibit D:

a. Lot 1.1 shall refer to the remnants of existing lots 1-8 that 
result from the creation of Lot 2.1, and will be absorbed into 
Zone 2 of the Plan. Lot 1.1 is to be dedicated back to the City 
of Jersey City in fee simple and free of cost for the 
purposes of park and open space prior to the issuance of any 
building permits and commencement of construction on Lot 2.1.

b. Lot 2.1 shall refer to the lot that is to be created for the 
purpose of private development under the standards of Zone 
2: MU-MR of this Plan.

 Density by bulk or “building envelope” with a minimum unit 
size of 400sf

 Maximum Height: Six (6) stories seventy-two (72) feet. 
The ground floor shall be a minimum of 14 feet high.

 Setbacks: None. The building is permitted to be built to the 
property lines of Lot 2.1 as created defined in VII.C.4.a-e.
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03 ZONE 3 STANDARDS MU-MR BULK REGULATIONS
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I.  INTRODUCTION 

EDITOR’S NOTE: 
 
The Embankment has been the subject of extensive and protracted litigation in both state and federal courts 
over a continuous period extending over 15 years, involving many parties, including the City of Jersey City, 
the Consolidated Rail Corporation, the owners of Blocks 11602, 11304, 11204, 11211, 11210, 9906, 9804, 
10901 and the Embankment Preservation Coalition, a community group in Jersey City, and the Rails-to-
Trails Conservancy.  The Redevelopment Plan Objectives and Proposed Redevelopment Actions defined 
herein within the Plan are only made possible by successfully settling the ongoing litigation amongst all the 
litigating and interested parties through a settlement agreement.  Such a settlement agreement would set 
forth a binding settlement of all legal matters relating to the abandonment of, and redevelopment/land use 
matters related to the Redevelopment Area (defined below).  A settlement agreement is specifically intended 
to govern (a) dismissal of pending litigation with prejudice between the parties, (b) release of claims by and 
among the parties, (c) transfer in fee of certain property to the City, and (d) procedures to be followed for 
implementation of residential development and community benefits including but not limited to the 
construction of a public park/trail, resulting in the resolution of most, if not all, of the disputes between and 
among the parties to such disputes. 
 
The provisions of this Sixth Street Embankment Redevelopment Plan will not take effect unless (a) a 
settlement agreement that includes the City of Jersey City, the owners of blocks 11602, 11304, 11204, 
11211, 11210, 9906, 9804, and 10901, the Pennsylvania Railroad Harsimus Stem Embankment 
Preservation Coalition and Rails to Trails Conservancy is executed and implemented, (b) closing 
pursuant to that settlement agreement has occurred and (c) the City obtains title to the land to be 
transferred to the City as described in that settlement agreement. In the event that this 
Redevelopment Plan does not take effect, the zoning for the Redevelopment Area shall be governed 
by the zoning and design standards of the Jersey City land development ordinance in effect as of the 
enactment of this Plan.” 
 
 
The Sixth Street Embankment Redevelopment Plan (hereinafter, the “Plan”) serves as a transformational 
project bringing significant impacts for both residents of Jersey City and the larger Hudson-Essex region as a 
whole. The Plan intends to preserve and redevelop the massive stone rail Embankment and additional land 
and structures that make up the eastern part of the Harsimus Branch - the Pennsylvania Railroad’s historic 
freight right-of-way (ROW) into the Hudson River waterfront.   
 
1. LAND USE HISTORY 

The Plan area is located in Downtown Jersey City south of the Hamilton Park neighborhood. It runs 
along the south side of Sixth Street from Manila Avenue extending west across Newark Avenue to the I-
78 Turnpike Extension, terminating at Block 8 per the Plan Boundaries defined in Section II of this 
document. It comprises seven segments (referred to as Blocks) currently making up the Pennsylvania 
Railroad freight line ROW.  
 
Historically, the majority of the Plan Area was primarily used for infrastructure related to the Harsimus 
Branch of the Pennsylvania Railroad (formerly the New Jersey Railroad). Planned in the 1860s and 
constructed in the mid-1870s, the two-track line ran at grade in back of the Harsimus Cemetery and then 
on elevated trestles. By 1871, the Pennsylvania Railroad reached Jersey City via lease of the United 
New Jersey Railroad and Canal Company.  Its passenger station at Exchange Place was at one time the 
largest in the world. This Age of Railroads had large impacts on Downtown Jersey City, with the Plan 
Area serving the terminus of the waterfront rail yard and incoming goods. 
   
The Embankment portion of the freight line replaced the earlier elevated iron freightway and expanded 
the number of lines supported.  It was constructed from 1902-1905.  Over time, The Harsimus Branch 
experienced declining traffic but was profitable well into the mid-1980s.  Traffic ceased in the early 1990s 
and bridges connecting the elevated Blocks were removed in 1994. The Embankment has since been 
designated a historic landmark and is now recognized as a resource whose development holds high 
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importance for Jersey City’s future. In 1999 The Pennsylvania Railroad Harsimus Stem Embankment 
Preservation Coalition was formed to advocate for preservation of the Embankment as a resource. 
 
Today, the Plan Area is comprised of mostly vacant land and abandoned freight infrastructure with some 
smaller development and surface parking on the western blocks. Blocks 2 through 6 of the Plan exist as 
elevated land above block-long masonry walls which previously supported elevated rail tracks at an 
approximate range of 12ft-27ft above grade. Blocks 7 and 8 previously continued these elevated tracks 
on iron trestles supported by stanchions. Today, Block 7 includes one remaining stanchion of the 
elevated rail and commercial auto uses on Lot 1, whereas lots 2-7 are utilized for surface parking areas. 
Block 8 includes several more intact stanchions and remnant continuing west underneath the NJ 
Turnpike Extension. 
 

2. LEGAL HISTORY 
 On June 24, 2003, Consolidated Rail Corporation (Conrail) agreed to sell eight parcels of land which 
included the Sixth Street Embankment, which consisted of a series of elevated structures made of earth-
filled stone retaining walls connected by bridges, to a private developer.  The Embankment was part of a 
line of rail owned by Conrail, but no longer in regular use. Shortly thereafter, the developer assigned its 
rights to several limited liability companies. 

 
Conrail advised the buyers that the embankment was a “spur track” and that, in light of certain rules 
relating to spur tracks, the Surface Transportation Board (STB) had no authority over it. Consequently, 
Conrail took the position that unlike when a line of rail is sold, no formal abandonment of a spur track 
needed to be filed with the STB.  After a 2005 closing, one of the developer entities applied to the Jersey 
City Planning Board for subdivision approval. The Planning Board denied the application because 
Conrail had failed to receive STB approval to abandon the railway. 
 
In January 2006, Jersey City petitioned the STB for an order declaring that the Embankment was not a 
spur track but a line of rail, and therefore that Conrail was required to obtain STB authorization to 
abandon it.  In August 2007, the STB agreed and held that the Embankment was a rail line subject to the 
STB's jurisdiction until abandonment was authorized.  Litigation in federal court over the issue ensued, 
during which Jersey City also argued that any property authorized for abandonment by the STB must 
first be offered to the government for acquisition pursuant to N.J.S.A. 48:12-125.1. Following protracted 
litigation, on July 10, 2012, Conrail, the developers, and Jersey City stipulated that the railway located on 
the property in question was subject to the jurisdiction of the STB, including the STB's abandonment 
requirements. The abandonment proceedings before the STB are still ongoing.  
 
In an effort to expedite the ongoing litigation and reach a settlement, the City of Jersey City together with 
the Embankment Preservation Coalition, the Rails to Trails Conservancy, Conrail, and the privately-
owned LLC’s involved in the litigation have worked to reach an agreement under which private 
development would be permitted to ensue in portions of the Plan Area, with the remaining portions to be 
transferred in ownership to Jersey City for use as a public open space and trail network. While the 
settlement is not yet finalized, the Redevelopment Plan herein seeks to accomplish the agreed upon 
goals and allowances of the ongoing negotiations pursuant to said settlement agreement. 
 

3. HISTORIC DESIGNATIONS 
The Pennsylvania Railroad Harsimus Stem Embankment, also known as The Pennsylvania Railroad 
Harsimus Branch Embankment or the Sixth Street Embankment, was constructed circa 1902 and is one 
of the last intact historic reminders of the railroads’ influence on the economic and social development of 
not only Jersey City, but also to the Ports of New York and New Jersey.  
 
The Sixth Street Embankment is located within the boundaries of the Pennsylvania Railroad Harsimus 
Branch Right-of-Way Historic District, which was determined eligible for the National Register of Historic 
Places in 2017. Blocks 1-6, in between Marin Boulevard and Brunswick Street, comprise the Sixth Street 
Embankment (also known as the Pennsylvania Railroad Harsimus Branch Embankment), was 
determined eligible for the National Register of Historic Places (2000; owner objection), was listed on the 
New Jersey State Register (1999), and was locally designated on the Jersey City Municipal Landmarks 
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Register (2002). This designation recognizes the Embankment as a significant monument to the age of 
rail in Jersey City and its unique siting. The massive blocks of sandstone and granite also abut two listed 
municipal, state, and national historic districts: The Hamilton Park Historic District to the north and the 
Harsimus Cove Historic District to the south. Also adjacent to the embankment is the National Register 
Eligible Italian Village Historic District (2019) and the individually listed St. Anthony’s Roman Catholic 
Church (2004).  
 

4. RECENT URBAN GROWTH 
In the past 20 years, downtown Jersey City has seen a significant increase in density that continues to 
accelerate the demand for quality public open space in a part of Jersey City with a very finite amount of 
available vacant and/or publicly owned land. The Embankment presents a unique opportunity to 
adaptively reuse the elevated stone structure by converting the land into a public open space as is 
commonly done throughout the United States in rails-to-trails projects.  
 
The natural environment that has self-seeded atop the elevated structures over recent decades also 
helps to alleviate growing concerns related to stormwater runoff and overall permeability of the urban 
landscape in Jersey City’s downtown. In the face of climate change, the Embankment presents a unique 
opportunity to leverage open space for increased resiliency and green infrastructure measures in the 
floodplain as envisioned through the Resilient Jersey City Master Plan and the OURJC Master Plan 
Vision’s Climate Resiliency goals. 
 
At a larger scale, the Embankment serves as a critical connection to help close multi-modal transit gaps 
both within Jersey City and the greater region. Future greenway expansions such as the Hudson-Essex 
Greenway and the Bergen Arches highlight the potential for off-road bicycle and pedestrian networks 
that can help increase connectivity and public health. The Embankment serves as a key terminus for 
many of these networks from which potential connections to Manhattan and the NYC Metro may be 
centered in future expansion. The Plan also presents opportunities for preservation of natural habitat in 
Jersey City’s dense urban core while strengthening relationships between the City and environmental 
and historic preservation groups to establish vested stewards in the resource’s future as a trail and 
ecological corridor. 

 
 
II.  PLAN BOUNDARIES 

The Plan boundaries are formally set by the following Tax Blocks and Lots: 
NOTE: Block 1 of the Harsimus Branch Corridor is identified as Tax Block 11602, Lot 1 and is framed by 
Marin Boulevard to the east, Manila Boulevard to the west, Sixth Street to the north, and the Villa Borinquen 
housing complex to the south. Block 1 is located within the Luis Munoz Marin Redevelopment Plan (formerly 
the Henderson Street Redevelopment Plan) and associated land use and zoning controls for this block are 
regulated under said plan. 
 

BLOCK  
(TAX ASSESSOR’S OFFICE) 

BLOCK  
(WITHIN RDP) LOT(S) 

11304 2 1  
11204 3 1, 24 
11211 4 1 
11210 5 1 
9906 6 1 
9804 7 1,2,3,4,5,6,7,8 
10901 8 120 

 
The parcelization, subdivision or creation of rights-of-way will alter this list and in that case the Map 1:  Block 
Identification Map shall prevail. 
 
 

Page 86 of 104



6 

 
 

III.  REDEVELOPMENT PLAN OBJECTIVES 

A. To preserve and rehabilitate the existing Embankment structures on Blocks 2 through 6, as to 
secure their structural stability while protecting their historic character. 

 
B. To preserve the remaining Embankment stanchions on Blocks 7 and 8, as to protect their historic 

character. 
 

C. To adaptively re-use the Embankment structures within the Harsimus Branch Corridor on Blocks 2 
through 6 through the development of an open space and trail system for public use rooted in 
ecological conservation and passive/active recreational programming. Future park and trail design 
should include consultation with the Embankment Preservation Coalition. 

 
D. To re-establish the Harsimus Branch R.O.W. to create a continuous, elevated corridor for open 

space, trail, and passenger rail, as well as at-grade park and open space on portions of Block 7. 
Future park and trail design should include consultation with the Embankment Preservation 
Coalition. 
 

E. Wherever possible, to preserve and enhance the established natural environment and flora that has 
become a naturally seeded ecological corridor while allowing for environmentally conscious public 
use and enjoyment of the open space atop the Embankment structures. 

 
F. To establish critical bicycle and pedestrian connections through sustainably designed off-road 

corridors that serve local needs and expand links to larger regional networks as consistent with the 
OURJC Master Plan Vision and the Open Space Element of the Jersey City Master Plan. 
 

G. To redevelop the Plan Area in a manner that will allow for infill of a residential/mixed-use 
development on a portion of Block 7 of the Plan. 
 

H. To extend greater opportunities for open space, recreation and balanced housing to all residents of 
the City. 
 

I. To extend greater opportunities for educational and recreational experiences rooted in sustainability, 
community stewardship and environmental consciousness to all residents of Jersey City. 
 

J. To extend greater opportunities for public transit through accommodation of a future light rail or 
trolley system along the Harsimus Branch Corridor. 
 

IV.  PROPOSED REDEVELOPMENT ACTIONS 

It is proposed to substantially improve and upgrade the Redevelopment Area through a combination of 
redevelopment actions. These will include, but not be limited to: 
 

A. Reconstitution of the Harsimus Branch Corridor R.O.W. on Blocks 2-8. 
 

B. Restoration and stabilization of existing Embankment structures on Blocks 2 through 6, in line with 
Historic Preservation Standards as defined in Section VII.A of this Plan. 
 

C. Preservation of the remaining stanchions on Blocks 7 and 8. 
 

D. Construction of a continuous corridor of an elevated and at-grade open space and trail system, with 
potential for integration of future light rail or trolley systems. 
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E. Clearance of dilapidated buildings and non-embankment structures, with the exception of existing 
stanchions and other significant railroad appurtenances located on Blocks 7 and 8. 
 

F. Reuse of vacant and underutilized parcels.  
 

G. Creation of a developable parcel for residential and mixed-use development on Block 7. 
 

H. Construction of a new residential and mixed-use structure on Block 7 as contemplated in Section 
VII.B of this Plan. 
 

I. Construction of public infrastructure necessary to implement, service and support the Plan Area 
including new park and open space and a residential and mixed-use development. 
 

V.  GENERAL ADMINISTRATIVE REQUIREMENTS 

The following provisions shall apply to all property located within the Redevelopment Area. 
 

A. Designation and Redevelopment Agreement Requirements – Every site plan application shall 
include a fully executed redevelopment agreement (“RDA”) with the Jersey City Redevelopment 
Agency (“JCRA”). Nothing herein shall be construed to deprive or dispossess the JCRA of the 
discretionary exercise of its redevelopment powers enumerated in N.J.S.A. 40A:12A-1 et seq., 
including the designation of a redeveloper under the Act.  

 
B. Prior to the commencement of: (1) any new construction, (2) reconstruction, (3) rehabilitation (4) any 

change in the use of any structure or parcel, or (5) any change in the intensity of use of any structure 
or parcel; a site plan for such shall be submitted by the developer or property owner to the Planning 
Board for review and site plan approval. No temporary or permanent Building Permit shall be issued 
for any work associated with proposed redevelopment actions a. through i. above, without site plan 
review and approval of such work by the Planning Board and review and recommendation by the 
Historic Preservation Commission. 

 
C. Approval and recommendation requirements of the Planning Board and Historic Preservation 

Commission - Site plan review shall be conducted by the Planning Board and, pursuant to N.J.S.A. 
40:55D-l et. seq. Site plan review shall consist of a preliminary and final site plan application. 
Submission of a site plan and site plan application shall conform to the requirements of the Jersey 
City Land Development Ordinance and this Plan. Applications for development requiring review and 
recommendation by the Historic Preservation Commission, inclusive of a Certificate of 
Appropriateness, shall be referred to the Historic Preservation Commission.  

 
D. Subdivision - Any subdivision of lots and parcels of land within the Redevelopment Area shall be in 

accordance with this Plan's requirements and the Jersey City Land Subdivision Ordinance. 
 
E. Severability Clause - If any word, phrase, clause, section or provision of this Plan shall be found by a 

court of competent jurisdiction to be invalid, illegal or unconstitutional, such word, phrase, clause, 
section or provision shall be deemed severable and the remainder of the ordinance shall remain in 
full force and effect. 

 
F. Adverse Influences: No use or re-use shall be permitted which, when conducted under proper and 

adequate conditions and safeguards, will produce corrosive, toxic or noxious fume, glare, electro 
magnetic disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or vibration, or 
other objectionable features so as to be detrimental to the public health, safety or general welfare. 

 
G. Approval and/or recommendation requirements of the Historic Preservation Commission: Application 

review shall be conducted by the Historic Preservation Commission for Blocks 2 through 6, pursuant 
to N.J.S.A 40:55D-110 and 40:55D-111. Approval of the redevelopment plan, preliminary site plan 
application, and final site plan application by the Planning Board, shall be contingent upon review 
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and approval by the Jersey City Historic Preservation Commission. All development, redevelopment, 
rehabilitation, construction or alteration shall comply with the applicable regulations of the Jersey 
City Historic Preservation Commission, and with all pertinent state and federal historic preservation 
regulations. 
 

H. This Plan shall supersede all provisions of the Jersey City Land Development Ordinance and Master 
Plan that are specifically addressed herein. Any zoning-related question that is not addressed herein 
shall refer to the Jersey City Land Development Ordinance for clarification. No variance from the 
requirements herein shall be cognizable by the Zoning Board of Adjustment. The Planning Board 
alone shall have the authority to grant deviations or variances from the requirements of this Plan, as 
provided herein subject to N.J.S.A. 40:55D-70 (c). Any variance from a provision of this Plan that 
falls under N.J.S.A. 40:55D-70 (d) will require an amendment to this Redevelopment Plan and shall 
not be heard by the Board of Adjustment. Upon final adoption of this Plan by the Municipal Council 
of Jersey City, the Jersey City Zoning Map shall be amended to rezone the Redevelopment Area 
covered by this Plan as a Redevelopment Area, and all prior zoning will be voided. 

 
VI.  GENERAL REGULATIONS AND REQUIREMENTS 

A. Signage Requirements 
1. No signs or window graphics other than those specifically enumerated herein shall be permitted.  
 
2. Under no circumstances shall fluorescent or glowing paint be permitted for any signage within 

the area.   
 

3. Billboards are expressly prohibited throughout the Redevelopment Area.   
 
4. No sign shall be attached to a building facade above the first story of any structure, with the 

exception of signage for second level institutional and commercial uses.  
 

5. Flashing moving or intermittently illuminated signs or advertising devices are prohibited, as are 
signs that may be mistaken for traffic control devices.   

 
6. Rooftop signs are not permitted throughout the area. 

 
7. Permanently fixed freestanding signs are prohibited. Except that way-finding identification and 

traffic signage in the public sidewalk or at the edges of the open space and trail corridor as per 
City standards shall be permitted.  
 

8. All signage shall be externally lit. Signs may be lit from gooseneck fixtures, backlit halo, and up-
lights or down-lights.  Internally lit signs and sign boxes are prohibited. 
 

9. Permitted signage material includes a.) Painted wood; b.) Metals including aluminum and steel; 
c.) Brushed finished aluminum, stainless steel, brass, or bronze; d.) Carved wood or wood 
substitute. 

 
10. All signs shall be flush mounted, although blade signs may be attached to and perpendicular to 

the first-floor façade, at a minimum of 8ft vertical clearance from the sidewalk. 
 

11. No signage may be installed on the embankment structure itself, except for emergency and 
park-related signage, as deemed necessary. Should the City determine emergency or park-
related signage is required to be installed on the embankment, it shall be installed in a reversible 
manner and shall not cause an adverse effect on the embankment structure.  
 

12. Window signs (other than lettering or logos as specifically permitted) shall be prohibited.  
Lettering or logos shall be limited to decorative gold-leaf, flat black or etched / frosted glass style 
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lettering and shall cover no more than twenty percent (20%) of the window area. 
 

13. All buildings within the Redevelopment Area shall display the street address of the building such 
that it is clearly visible from the adjoining street right-of-way.   
 

14. The following additional signage restrictions shall apply to specific uses: 
 

a. Residential:  One (1) sign per building lobby is allowed, not to exceed twenty (20) square 
feet for each sign. 

 
b. Retail, Restaurant, Office, and all other uses not specifically identified:  Each establishment 

is allowed one sign and one blade sign per street frontage (establishments on corners are 
thus allowed two sets of signs.) In this instance, the Embankment R.O.W. above the Podium 
shall be considered a street frontage.  Signage shall not exceed 30 inches in vertical 
dimension.  Blade signage shall not exceed 18 inches in vertical dimension and shall not 
project more than 2.5ft from the building. 

 
c. Accessory Parking:  The location of parking facilities shall only be indicated by use of the 

international parking symbol.  Said signage may not exceed five (5) square feet and must be 
flush mounted to the building.  Informational and directional signage may also be provided, 
but only flush mounted on interior walls within the structure. 
 

15. Prohibited Signage - the following signs and devices shall not be permitted within the 
Redevelopment Area: Monument signs for private development, internally or externally 
illuminated box signs, flashing or animated signs, spinners, pennants, reflective materials that 
sparkle or twinkle, billboards, posters, plastic or paper that appear to be attached to the window, 
pole signs, free-standing signs, fluorescent and/or glowing paint for any signage or building 
within the redevelopment area, waterfall style awnings, plastic awnings, product advertising 
signage of any kind. Product advertising signage is defined here to include, but not be limited to 
signage on: parking meters, signage in windows, on light poles, benches or other street furniture 
within the redevelopment area. Nothing in this paragraph shall be deemed to prohibit signage 
within New Jersey Transit Light Rail Stations or bus stop shelters; or either lamppost mounted 
seasonal banners or traditional residential holiday decorations.  

 
B. Utility and Infrastructure Requirements  

1. All applicants shall satisfy to the Municipal Engineer, the Planning Board, and the Historic 
Preservation Commission that provisions for the necessary utilities is accomplished in a way 
that advances the health safety and welfare of the general public.  
 

2. Utility Placement – All utility distribution lines and utility service connections from such lines to 
the project area’s individual uses shall be located underground.  Utility appliances, such as 
transformers, regulators and metering devices (including gas, electric and water meters) shall be 
located underground or within the building.  Remote readers are required for all utilities, in lieu of 
external location of the actual metering devices.  Developers are required to arrange for 
connections to public and private utilities.   
 

3. The installation of utilities shall not cause an adverse effect to the Embankment structure on 
Blocks 2 through 6 and on the preserved portions of the Embankment stanchions on Blocks 7 
and 8.  
 

4. No development or redevelopment of any parcel in the Plan Area that will result in an increase in 
wastewater from that parcel shall be permitted unless and until the planned project wastewater 
piping and systems for the removal of effluent and storm water are approved by the Jersey City 
Division of Engineering and Jersey City Municipal Utilities Authority; and the municipal 
wastewater piping and systems for the removal of effluent and storm water are certified by the 
Jersey City Division of Engineering and the JCMUA as being of sufficient capacity and good 
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condition to accommodate uses that will occupy said parcel.   
 

 
 

VII.  SPECIFIC LAND USE AND BULK REGULATIONS 

A. Zone 1: HARSIMUS BRANCH ECOLOGICAL CORRIDOR DISTRICT 
This district includes Blocks 2 through 6, as well as portions of Block 7 and 8 of the Plan Area as 
identified on Map 3: District Map. 
 
1. HISTORIC PRESERVATION REQUIREMENTS 

a. General Requirements 
i. All proposals on, within, or incorporating the embankment structure or surrounding 

area shall be guided by the Secretary of Interior Standards for the Treatment of 
Historic Properties, applicable National Park Service Preservation Briefs and 
Bulletins, and Chapter 345-71 of the Jersey City Land Development Ordinance. 
 

ii. Collocations, 5G Poles, or similar cellular equipment are discouraged on Blocks 2-6 
and the open space portions of Blocks 7 and 8 of the plan area. 
 

iii. Development of the park and open space shall maintain and honor the existing 
natural use of the embankment structure that has developed over time and has 
become significant in its own right. 
 

iv. Any new site elements, such as fencing, railings, pathways, interpretive signage, 
etc. shall be designed in context with the historic and cultural character of the site. 
 

v. Sand blasting, power washing, etc. of the embankment walls is not a permissible 
cleaning method and is not permitted. All cleaning of the Embankment structure 
shall be using the gentlest means possible and done under the guidance of the 
JCHPC and its Staff. 
 

vi. Up lighting or down lighting of the embankment structure is discouraged. 
 

vii. All new improvements and alterations in the Plan Area shall preserve and restore 
the existing rail line structures in accordance with Secretary of Interior Standards 
and local historic preservation guidelines while minimizing to the greatest extent 
practicable the addition of non-historic fabric.  
 

b. Blocks 2-6 Standards 
i. No removal or demolition of any part of the embankment structure is permitted on 

Blocks 2-6. Small, selective demolition, only to accommodate new elements for the 
park/open space use, may be permitted but only on a case-by-case basis, under the 
consultation, review, and approval by the JCHPC and/or its Staff and in consultation 
with the Embankment Preservation Coalition. 
  

ii. Repairs and restoration of the embankment structure shall be guided by the existing 
historic fabric and historic site documentation, in conjunction with the Secretary of 
Interior Standards for the Treatment of Historic Properties and applicable National 
Park Service Bulletins or Briefs. 
 

iii. Any new bridges between blocks shall be of a modern design and may, but are not 
required to, visually refer to the previously existing historic structures between 
blocks but shall not copy or reconstruct them. Any new bridges shall not cause an 
adverse effect on the historic fabric of the embankment walls and will be undertaken 
in such a manner that, if removed in the future, the essential form and integrity of 
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the embankment would be unimpaired.  
 

iv. Any new stairs or elevators providing vertical entry to/from the ground level shall be 
of a modern design and shall not cause an adverse effect on the historic fabric of 
the embankment walls. The design and installation of any new stair or elevator will 
be undertaken in such a manner that, if removed in the future, the essential form 
and integrity of the embankment would be unimpaired. 
 

v. New structures to accommodate the new park use shall be of a modern design and 
be harmonious and designed in context with the historic character of the site.  
 

vi. It is strongly encouraged that any new structures to accommodate the new park use 
be located on the embankment in a way that reduces, minimizes, and, preferably, 
eliminates their visibility from any public right of way at street-level.  
 

vii. Historically used exterior building materials during the period of significance are 
encouraged on new structures related to park use, including but not limited to full 
brick, wood clapboard, and horizontal cement siding.  
 

viii. Vinyl, thin brick veneer, corrugated metals, ground face CMU, and similar exterior 
building materials are discouraged.  
 

ix. Any new lighting for the park use or between blocks shall be minimal and downcast.  
 

c. Blocks 7-8 Standards  
i. All existing elements of the Harsimus Branch structures, both above and below 

ground, shall be preserved. Demolition of these elements is not permitted.  
 

ii. Repairs and restoration of the remaining rail structure shall be guided by the existing 
historic fabric and historic site documentation, as well as guidance from the 
Secretary of the Interior Standards for the Treatment of Historic Properties, under 
the consultation, review, and approval of JCHPC Staff.  

 
2. LAND USE REQUIREMENTS 

a. The purpose of this zone is to preserve and adaptively reuse the existing historic 
Harsimus Branch Rail Line and Embankment structures within the Plan Area to create 
a continuous elevated open space and trail system running along the south side of 
Sixth Street from Manila Avenue moving west to Division Street, across Newark 
Avenue to the western boundary of Block 10901 Lot 120. The open space and trail 
system is meant to be a continuation of the elevated public right-of-way envisioned on 
Block 11602, which spans from Marin Boulevard at the east to Manila Boulevard at the 
west, under the Luis Munoz Marin Boulevard Redevelopment Plan. 
 

b. The envisioned open space and trail system shall be designed in such a way that it 
may accommodate future implementation of a trolley or light rail system. 
 

c. Permitted Principal Uses: 
i. Open Space, Trail, and Parks  
ii. Light rail and/or trolley rights-of-way 
iii. Light rail and/or trolley stations and platforms 

 
d. Permitted Accessory Uses: 

i. Facilities commonly associated with open space to serve the general public or for 
maintenance purposes. 

ii. Display of public art 
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iii. One accessory structure, limited to the at-grade street level of Block 7 
 

e. All storage sheds or other facilities necessary for maintenance equipment are limited to 
eight (8) feet in height and shall be designed and/or located as to be minimally visible 
from the street level below. Landscape screening is encouraged to limit visibility from 
the pedestrian walkway/bikeway. 
 

f. A single accessory structure may be permitted at the street level of Block 7 and shall 
be limited to a maximum of fifteen (15) feet in height. The structure shall be located 
toward the northeast corner of the block, but shall not impede future implementation of 
a stair or elevator to an elevated bike/walkway. Said structure shall not exceed 450 
square feet. Programming of the structure should be sustainability-oriented and/or 
rooted in conservational/educational purposes, as relevant to the historic Harsimus 
Branch Railway Corridor, the existing embankment structures, and other relevant 
ecological/sustainable characteristics of the trail system and general region. 
 

g. Future design and programming of all Zone 1 portions of the Plan shall be developed 
through a larger community-driven engagement and visioning process. Engagement 
should include consultation with the general public, relevant local and regional 
stakeholders, and the Embankment Preservation Coalition. 

 
3. DESIGN REQUIREMENTS + GUIDELINES 

a. All blocks within Zone 1 shall provide for a continuous, ADA compliant public walkway 
and bikeway.  
 

b. All blocks within Zone 1 shall provide pedestrian-scaled lighting within the at-grade and 
elevated open space consistent with standards for public open space as approved by 
Jersey City Department of Infrastructure.  
 

c. All bridges connecting Blocks 2 through 7 of the Plan shall be ADA accessible. Bridges 
shall be multimodal to accommodate bicycle and pedestrian uses. 
 

d. Open Space improvements shall, to the extent practicable, limit the removal of mature 
tree canopy. 
 

e. Open Space planting design shall consider appropriateness of species and mature size / 
root spread of existing and new plantings as to not jeopardize the structural stability and 
long-term care of the embankment structure.  
 

f. All mechanical and utility equipment shall be located in such a way that it is screened 
from public view and access in conformance with Jersey City Land Development 
Ordinance standards and shall utilize additional landscape buffers around the screening 
perimeter. 
 

g. All streetscapes shall be appropriately lit and shall be designed in accordance with the 
Jersey City Forestry Standards as well as Department of Traffic and Transportation and 
Division of Engineering standards. 
 

h. General Design Guidelines: 
i. Open Space planting design on all blocks should reference Appendix III: Jersey 

City Ecological Corridor Report for sustainable planting species with an emphasis 
on plant material that brings performative ecological value. 
 

ii. The envisioned open space and trail system should acknowledge the naturally 
seeded forest that has established along the Harsimus Branch Ecological 
Corridor. Improvements should be designed in such a way that respects the 
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nature-forward character of the Branch while emphasizing sustainable, low-impact 
programming throughout Zone 1, as to enhance public enjoyment while 
minimizing the impact of new/additional infrastructure on the historic resource and 
natural site.  
 

iii. Future design and programming should concentrate traditional open space 
programming such as playgrounds, outdoor classrooms, seating nodes, etc. to 
Blocks 2 and 6 and at-grade portions of 7 and 8, allowing for Blocks 3-5 to 
prioritize the preservation of the ecological corridor and forest environment. 
 

iv. Any new program elements integrated into the open space and trail design should 
emphasize use of natural and sustainable materials to the maximum extent 
practicable. Material selection should consider impacts of energy and carbon 
waste in manufacturing processes. Long-lasting materials that weather but do not 
easily wear should be prioritized with installation and maintenance costs 
considering the full life of the material. 
 

v. Lighting design should provide adequate lighting to meet all necessary safety 
standards while minimizing size, visibility, and structural impact on the historic 
resource. Emphasis should be on the light itself, not decorative fixtures.  
 

vi. All necessary fencing should be designed to be as minimal as possible in both 
scale and extent of application. 
 

vii. The adjacent streetscape should utilize alternative materials to maximize 
permeability at the base of the Harsimus Branch while establishing all necessary 
safety standards for ADA compliant sidewalk networks. Porous materials that 
support pedestrian use and accessibility to all are encouraged and preferred. 
 

viii. Bridges should extend the notion of continuous path for the movement of people, 
plants, and animals. Bridges should be made from renewable materials with low 
carbon footprint that are locally sourced where possible. Bridge design should 
continue the ‘light touch’ approach of the overall Corridor and allow daylight to 
pass through to the active streetscape below. 
 

B. ZONE 2: MIXED-USE MID-RISE DISTRICT 
1. LAND USE REQUIREMENTS 

a. This district is limited to portions of Block 7, Lots 1-8 of the Redevelopment Plan as 
identified on Map 3: District Map 
 

b. The purpose of this zone is to permit one (1) project by one (1) Redeveloper for infill 
development with a mixture of uses, high quality building design and an intensity of 
development compatible with the scale of the surrounding NC District in order to allow 
for and facilitate the transfer of lands along the Sixth Street Embankment to the City of 
Jersey City and the development of same as public parkland and open space. 
 

c. The provisions of the Zone 2: Mixed-Use Mid-Rise District (“MU-MR”) shall only apply to 
the Designated Redeveloper. Any development conducted within this zone that is not 
subject to a Redeveloper Agreement with the Jersey City Redevelopment Agency 
(“JCRA”) is subject to Zone Standards of the Jersey City Land Development Ordinance 
as identified on the Jersey City Zoning Map as adopted in 2021. 
 

d. The provisions of Zone 2: MU-MR District shall only apply to a Designated Redeveloper 
that can meet the required community benefits/performance standards as prescribed 
herein: 
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i. The provisions of the Zone 2: MU-MR District are subject to the Inclusionary Zoning 
Ordinance (“IZO”) and triggers compliance with Chapter 187 of the Municipal Code, 
which shall result in the creation of affordable housing no less than fifteen (15%) of 
the total units of a project.  
 

ii. The provisions of the Zone 2: MU-MR District shall comply with Chapter 188 of the 
Municipal Code and the developer must coordinate with the Jersey City Division of 
Affordable Housing. Developers are required to obtain an Affordable Housing 
Agreement (“AHA”) with the Division of Affordable Housing that will be fully 
executed and recorded as a condition of site plan approval. 
 

iii. Any development that occurs pursuant to the Inclusionary Housing Overlay District 
shall consist of a development where a majority of the floor area is designed for 
residential use 
 

e. The provisions of Zone 2: MU-MR District are contingent upon a perfected subdivision 
creating two (2) new lots based on the following conditions as represented in Appendix II 
Exhibits A and B: 
i. Lot 1.1 shall refer to the remnants of existing lots 1-8 that result from the creation of 

Lot 2.1, and will be absorbed into Zone 2 of the Plan. Lot 1.1 is to be dedicated back 
to the City of Jersey City in fee simple and free of cost for the purposes of open 
space, park, and trail system prior to the issuance of any building permits and 
commencement of construction on Lot 2.1. 
 

ii. Lot 2.1 shall refer to the lot that is to be created for the purpose of private 
development under the standards of Zone 2: MU-MR of this Plan. 
 

iii. The northern lot line of Lot 2.1 is to include portions of existing lots 1-4 fronting onto 
Sixth Street. 
 

iv. The southern lot line of Lot 2.1 shall be set six (6) feet from the northernmost point 
at the base of the existing Embankment stanchion remnants on existing Lot 1 
abutting Division Street. 
 

v. The eastern lot line of the new property shall be 325ft from the western property line 
abutting Division Street. 
 

vi. The subdivision may be presented before the Planning Board at the same time as a 
site plan application for proposed development Lot 2.1. 
 
*Note that the Jersey City Tax Assessor’s office will determine the final lot 
identification numbers to be created as a result of the subdivision prescribed above. 
 

f. Permitted Principal Uses: 
i. Residential uses above the ground floor 
ii. Art Galleries 
iii. Artist studio workspaces 
iv. Offices 
v. Medical Offices 
vi. Business Incubators 
vii. Work/Live 
viii. Assisted Living Residences 
ix. Independent Living Residences  
x. Senior Housing 
xi. Nursing Homes 
xii. Retail Sales of Goods and Services 
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xiii. Restaurants: Category one and two 
xiv. Cafes 
xv. Theaters 
xvi. Bars 
xvii. Hotels 
xviii. Breweries 
xix. Distilleries 
xx. Coffee Roasters 
xxi. Child and Adult Day Care Centers 
xxii. Health Clubs 
xxiii. Schools 
xxiv. Community facilities/centers 
xxv. Any combination of the above 

*Uses xii-xxv are limited to the ground floor of the building. 
 

g. Permitted Accessory Uses 
i. Off-street Parking, including mechanical parking systems 
ii. Loading 
iii. Public Restrooms 
iv. Indoor + Outdoor Amenity and Recreation Space 

 
h. Density, Height and Bulk Requirements:  

i. Density: Residential development in this zone shall not be regulated by units per 
acre, but shall be limited by “building envelope” as defined by the bulk and setback 
requirements of this District, provided that no unit is permitted to be less than 400 
square feet. 
 

ii. Maximum Height: Six (6) stories seventy-two (72) feet. The ground floor shall be a 
minimum of 14 feet high. 
 

iii. Setbacks: None. The building is permitted to be built to the property lines of Lot 2.1 
as created defined in VII.B.e.i-vi above. 
 

iv. Rooftop Appurtenances: Enclosed rooftop appurtenances used for storage and/or 
amenity space shall be no more than 20% of the total roof area, exclusive of rooftop 
mechanical equipment. Appurtenance heights are subject to the standards of the 
Jersey City Land Development Ordinance. 
 

v. No direct access between residential uses on upper floors and the elevated park is 
permitted. 
 

vi. Off-street parking shall be screened from the Harsimus Branch Corridor on Lot 1.1 
 

vii. All facades for development in Zone 2 shall be considered primary facades in terms 
of fenestration, materiality, glazing, and architectural design. 

 
 

2. MU-MR DISTRICT DESIGN REQUIREMENTS 
a. Building Design Requirements 

i. All new structures within the Redevelopment Area shall be situated with proper 
consideration of their relationship to other buildings and the Embankment structure, 
both existing and proposed, in terms of materials, light, air and usable open space, 
access to public rights-of-way and off-street parking, height, setback and bulk, 
pursuant to Section VII of the Plan. 
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ii. Where single developments have more than 200ft of continuous frontage, different 
façade design concepts shall be utilized to create varied façades in terms of 
materials, fenestration size and rhythm, programmatic representation/location, 
shading techniques, articulation of upper stories, carved/shaped forms rather than 
extruded boxes/flat slabs, horizontal façade divisions (defined base, middle, top or 
more undefined monolith), vertical façade divisions (vary width of articulation 
between concepts).  
 

iii. Dwelling units shall not be directly accessible from parking garages. A shared or 
common hallway shall separate dwelling units from parking garages.  
 

iv. Large blank walls without fenestration surrounding large residential, commercial, or 
open space uses must incorporate façade relief, an expressed structural system, 
sculpted, carved or penetrated wall surfaces, architectural lighting, murals, or other 
architectural techniques to provide visual interest. 
 

v. Ground Floor Access: All building lobby and ground floor commercial entrances 
located at the street level are to be at grade with the sidewalk. Any ramping or stairs 
required to bring residential or retail uses out of the floodplain must be recessed as 
to be accommodated in the interior of the building. 
 

vi. Balconies and terraces may extend from the building when facing into interior 
courts.  However, all balconies facing onto streets or the Harsimus Branch R.O.W. 
shall be primarily recessed and shall project no more than 18 inches from the 
building face. In no instance shall a balcony project across a property line into Zone 
1 of the Plan. 
 

vii. Building projections beyond the property line shall be for ornamental / architectural 
interest only. Such projections shall protrude no more than two (2) feet beyond the 
property line and shall provide a minimum of fourteen (14) feet vertical clearance 
from the sidewalk at street level to bottom of the projection. Any projection that 
seeks to increase the habitable space of a unit shall trigger a ‘c’ variance and shall 
be subject to a Franchise Ordinance by the Jersey City Council. In no instance shall 
any architectural projection beyond the property line be permitted to project into 
Zone 1 of the Plan. 
 

viii. The main building entry shall be prominent, easily identifiable and connect directly to 
the public sidewalk so as to contribute to the overall liveliness of the pedestrian 
environment. Use of canopies are encouraged at main building entries but may not 
project more than 5ft from the building facade. Canopies are not permitted to have 
any vertical supports landing beyond the property line, nor may they include 
enclosed space of any kind. 
 

ix. Commercial frontages shall feature architecturally integrated storefront windows and 
may include awnings. Windows and glazing on ground floor commercial uses should 
be broad and expansive providing views into the store and display areas.  At least 
seventy percent (70%) of the storefront façade shall be glass.  Corner commercial 
uses shall have glazing on both street frontages.  If security gates are used on any 
part of the building or window, they shall be installed on the interior side of the 
window, hidden from view when not in use, and be of the open grate style.  
Similarly, windows and doors into residential lobby areas should be broad and 
expansive allowing views to and from the adjoining streets. 
 

x. Commercial spaces and entrances may wrap corners from Division St, Sixth Street, 
or the southeastern corner of Lot 2.1. Commercial uses shall have at least one point 
of access from a public sidewalk and in no instance shall a commercial frontage 
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only have access points from the Harsimus Branch R.O.W. 
 

xi. Building areas used to house transformers and other mechanical equipment or 
utilities shall be architecturally masked in a manner consistent with the design of the 
building.  When possible, transformers and primary and/or back-up generators shall 
be vaulted underground. 
 

xii. All mechanical equipment, generators, HVAC equipment and similar equipment 
shall be visually screened such that they are not visible from adjacent buildings or 
public areas.  Said screening shall be constructed in a manner that is consistent 
with the architecture of the building and shall utilize the same or complementary 
materials used in the construction of the building, such that the screening appears to 
be an integral part of the building.  Interior locations must be utilized where 
mechanically possible. Mechanical equipment visible from the Harsimus Branch 
R.O.W. shall utilize landscaped screening in addition to structural screening. 
 

xiii. All vents for air conditioning or heating units should be integrated into the window 
design such that vent grills and windows appear as a single unit. This is best 
achieved by lining up vent grills with the vertical or horizontal edge of the adjacent 
window and matching the window's length or width or using a spandrel panel to fill 
any voids. Façade materials shall not be interrupted to incorporate HVAC 
sleeves/vents. 
 

xiv. All trash receptacle areas associated with private development shall be located 
within buildings or parking structures. 
 

b. Building Material Regulations 
i. For the redevelopment area, a palette of materials including masonry, cementitious 

panels, brick, metal, and glass is suggested to be applied in a manner that respects 
the historic character and aesthetic of the Embankment structure and surrounding 
historic context. 
 

ii. Prohibited Materials: Mirrored glass, asphalt and asbestos shingles, aluminum lap 
siding, EIFS (Exterior Insulation Finishing Systems) and vinyl siding are prohibited 
for use on buildings.  
 

c. Building Roof and Rooftop Regulations 
The following standards shall apply to buildings with a gross floor area of 5,000 square 
feet or more. 
i. All major mechanical equipment located on any roof of a building shall be screened 

from view from all vantage points with a material harmonious to that used in the 
facade of the structure. The screening shall not impair the functioning of the 
equipment. Mechanical equipment visible from the Harsimus Branch R.O.W. shall 
utilize landscaped screening in addition to structural screening. 

 
ii. All electronic communication equipment shall be mounted in such a way that it does 

not negatively impact the appearance of the building nor create objectionable views 
as seen from surrounding structures or the future elevated R.O.W. 

 
iii. Roofs and Terraces: Any exposed roof visible from park/open space not 

programmed as terrace or amenity space shall be planted green roof or blue roof. 
Any private terrace or roof deck fronting park/open space that is not accessible by 
the general public shall be setback a minimum of 5ft from the building line. Such 
spaces shall provide appropriate fencing/parapet design and shall use landscaping 
to buffer the setback area. Fencing/screening of terraces and roof decks fronting 
park/open space shall not exceed 42” in height. 
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iv. Reduce Urban Heat Island Effect: White/roof/light colors shall be used for roofing 

material and amenity deck floor finishes in order to reduce the urban heat island 
effect. 

v. Exposed Rain Gutters or leaders are prohibited. 
d. Parking and Loading Requirements 

 
i. Required Parking Provisions - All new construction shall provide parking as follows: 

 
  
  
  
  
  
  
  
  
  
 

ii. Required parking shall be located off-street and shall be provided in the same 
building as the use.  Automated, mechanical stacker, and valet parking systems are 
permitted. 
 

iii. All parking structures are to be designed to disguise the parking use within. Utility 
rooms may occupy no more than fifteen (15%) percent of any single façade. Where 
an occupied active building use is not utilized to mask the parking within the 
building, the façade of the parking structure shall be designed to disguise the 
parking use to the greatest degree possible. The exterior wall of the parking 
structure shall be architecturally designed to mimic and reflect the occupied portions 
of the building in terms of style and materials. All openings in the parking structure 
facade openings shall be consistent with the rhythm of the window openings serving 
the principal uses within the building. They shall be covered by glass, metal, grilles 
or louvers in such a way that the exterior design is compatible with the rest of the 
building. No exposed garage uses shall be visible from the Embankment R.O.W. 
 

iv. All curbing shall be poured-in-place concrete or other suitable material such as 
Belgian block or granite curbing as approved by the Planning Board.  Asphalt 
curbing and/or anchored railroad ties are not permitted.  Curbs must run straight 
down to the asphalt roadway edge; gutter-pan type curbing is not permitted. 
 

v. Pedestrian entrances/accessways from the public sidewalk into parking structures 
shall be separated from the vehicular entrance and located such that the pedestrian 
pathway is not shared with the vehicular access.   
 

vi. Vehicular entrances to parking structures shall be designed as architecturally 
compatible openings in the façade of the building and shall not be merely gaps 
between buildings. There shall be no more than one (1) two-way egress OR two (2) 
one-way egresses per parking area/structure. A two-way egress shall be permitted a 
single curb cut not to exceed 20ft in width, and one-way entries shall be permitted a 
single curb cut not to exceed 10ft in width. Curb Cuts and driveways shall be 
designed as to be integrated into the sidewalk environment and shall prioritize the 
safety and public realm experience of the pedestrian.   
 

vii. When vehicles are parked in loading areas, a proper loading space shall be sized so 
that said vehicle is not encroaching upon the setback line. Developers shall 
demonstrate to the satisfaction of the Planning Board that sufficient off-street 

REQUIRED PARKING RATIOS TABLE 

Use Max. Parking 

Residential 0.5 spaces per unit 

Retail sales and services and all other 
types of commercial uses 

3/5,000 sq. ft. 
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loading will be provided to meet the needs of the proposed use. 
 

viii. Electric Vehicle (EV) Parking Requirements 
a. A minimum of ten percent (10%) of total parking spaces shall be dedicated 

charging locations with Electric Vehicle Supply Equipment (EVSE) installed 
including, but not limited to, a combination of Level One, Level Two EVSE or 
DC Fast Chargers.  

b. Within each parking structure, there shall be a minimum of twenty percent 
(20%) of the total parking spaces designated as EV charger ready. An 
acceptable EV charger ready parking space shall have pre-wiring of electrical 
infrastructure to facilitate future installation of EVSE. Site Plan applications 
shall include the proposed locations and indicate the number of EV and EV 
charger ready spaces provided.  

ix. Bike Parking shall be provided in conformance with the standards of the Land 
Development Ordinance, Chapter 345-70.  

x. Curb cuts, drop-off/pick-up locations, and on-street loading zones are not permitted 
on Division Street or Brunswick Street.  
 

VIII.   OTHER PROVISIONS FOR STATE AND LOCAL REQUIREMENTS 

The Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. requires that a Redevelopment 
Plan include an outline for the Planning, development, redevelopment or rehabilitation of the Project Area. 
The following statements are made as required under N.J.S.A. 40A12A-7: 
 
1. This Redevelopment Plan achieves the stated objectives of the Jersey City Master Plan by locating high 

density development in close proximity to mass transit facilities with low parking ratios to reduce the 
traffic impact of future high-density development. Other uses such as retail and commercial uses 
compatible with a mixed-use development pattern are permitted. 
 

2. This Redevelopment Plan provides for a list of permitted principal uses, as well as accessory uses and 
prohibited uses (all uses that are defined in the Land Development Ordinance that are not listed as 
permitted) in the Redevelopment Area. The plan also provides for density restriction by regulating 
maximum dwelling units and/or building bulk through the use of lots sizes, maximum height limits, use, 
as well as setback and stepback requirements and various design controls. 
 

3. The Plan Area does not currently include any housing units and therefore there are no residents or 
relocation within the Plan Area.  
 

4. Blocks 2-6, and portions of Block 7 and Block 8 are to be dedicated to the City of Jersey City in fee 
simple at no cost for use as public open space and trail system in conformance with an executed 
settlement agreement related to the ongoing litigation. No further acquisition is anticipated. 
 

5. Jersey City is designated as a "Planning Area 1" in the State Plan and is at the center of the Hudson 
County "urban complex." The development envisioned by this plan is in conformity with the "State 
Planning Act" P.L. 1985, c. 398 (C.52:18A-196 et al) as well as the master plan of Hudson County and 
all contiguous municipalities. 
 

6. Regarding removed units: No affordable units are identified to be removed as part of the implementation 
of this redevelopment plan. Currently, there are no residential dwelling units in the Plan Area. 
 

7. Regarding replacement units: No affordable units are identified to be removed as part of the 
implementation of this redevelopment plan. Currently, there are no residential dwelling units in the Plan 
Area. 
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8. All applications for development shall abide by the review procedures required under the NJ Historic 
Places Act and any other applicable state-required reviews. 

 

IX.   PROCEDURE FOR AMENDING THE PLAN 

1. The Plan may be amended from time to time upon compliance with the requirements of law. 
Amendments to this plan shall be contingent on review and recommendation from the Planning Board 
and the Historic Preservation Commission. A fee of ten-thousand dollars ($10,000), plus all costs for 
copying and transcripts shall be payable to the City of Jersey City for any request to amend this Plan.  
Any person, designated redeveloper, or other private entity requesting an amendment to this Plan shall 
pay these costs. 
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APPENDIX III 
JERSEY CITY ECOLOGICAL CORRIDOR REPORT 
(AS PROVIDED BY THE EMBANKMENT PRESERVATION COALITION) 
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